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ABSTRACT 
The present study attempts to investigate the spatial impact of Public 
Housing Redevelopment Programme (PHRP) in metropolitan Hong Kong. PHRP 
does not only restructure the urban morphology of Hong Kong, but also has close 
relationship with other programmes in the public housing system as to provide 
better housing. 
Resource allocation in the public housing system under PHRP is examined. 
Land resources, which is scare in metropolitan Hong Kong, has been re-arranged 
under PHRP. Housing units allocation is really affected by PHRP. Affected 
tenants under PHRP compete with other allocation categories on housing units 
distribution. In return, it contributes to new housing provision after 
redevelopment has been completed. Financial and manpower resources are 
efficiently and effectively allocated in the public housing system. 
Spatial outcomes of PHRP include the change in occupancy pattern, land 
use change and residential mobility. Change from tenancies to ownerships on a 
part of redeveloped sites is an obvious phenomenon. Land use on the redeveloped 
sites have been re-planned in order to provide modern high-rise buildings and 
better community facilities to the residents. Most of the affected tenants under 
PHRP have experienced partial displacement of short moving distances. 
In conclusion, for the future challenge faced by PHRP, it should take 
account of long term comprehensive planning, Hong Kong's more democratic 
environment, redevelopment of home ownership flats in public housing system 
and how to prolong estates�life span. 
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GLOSSARY 
Better-off tenants. They are public housing sitting tenants whose incomes exceed 
twice of the income limits of waiting list applicants. 
Casual vacancies. These are the vacated flats in the existing public housing 
estates. 
Comprehensive Redevelopment Programme. It is the largest scale Public Hosing 
Redevelopment Programme which has been under way since 1987. This 
programme involves the redevelopment of Mark' III to VI type 
resettlement estates and Former Government Low Cost Housing estates. 
Extended Redevelopment Programme. It is the second Public Housing 
Redevelopment Programme which began in 1986. Under the programme, 
twenty-six structural defective rental blocks were demolished. The 
programme has been finished in 1989. 
Group A Estates. They refer to the New Housing Authority estates. 
Group B Estates. They include the Former Resettlement estates and Former 
Government Low Cost Housing estates and Former Housing Authority 
estates. 
Home Ownership Scheme. It is a public housing scheme launched in 1976 by the 
Housing Authority. It sells flats to the citizens at a price below the market 
value, usually about 60 to 70 per cent of the market price. The term 
applied in this study refers to the flats both the Home ownership Scheme's 
flats which are established by the Government and the Private Sector 
Participation Scheme's flats which are built by the private construction 
companies and sold by the Government. 
Home Purchase Loan Scheme. It is a public housing scheme introduced in 1988. 
It gives public rental estate sitting tenants and prospective tenants the 
option of obtaining interest-free loans to buy flats in the private sector. 
Letter of Assurance. It is a letter issued by the Housing Authority to promise 
that the affect tenants who move away from the present accommodations 
can move back to their original houses after renovation. 
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Mark I & II Type Resettlement Redevelopment Programme. It is the earliest 
Public Housing Redevelopment Programme which was launched in 1972. 
Under the programme, all Mark I & II type resettlement estates are 
redeveloped. The programme has been completed in 1991. 
Public Housing Redevelopment Programme. It is a component of the public 
housing programme in Hong Kong. It involves three main programmes, i.e., 
the Mark I & II Type Resettlement Redevelopment, the Extended 
Redevelopment Programme and the Comprehensive Redevelopment 
Programme. The programme has been started since 1972. It is planned 
forward to 2001. 
Sale of Flats to Sitting Tenants Scheme. It is a public housing scheme of selling 
public rental flats to sitting tenants. 
Served Notice to Quit Unconditionally. It is a certificate made by the tenants 
to indicate that he surrenders his rental flat to the Housing Authority 
voluntarily. 
Sitting tenants. They are the tenants who are living in the public housing estates 
at the moment. 
Voluntary decantation scheme. The sitting tenants under this scheme move out 
from their original houses voluntarily, and leave the flats for other people. 
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CHAPTER ONE 
INTRODUCTION 
Hong Kong is a small territory which has experienced very rapid economic 
and urban development. During the past few decades, Hong Kong has become 
one of the key financial and commercial centres in the world. The population has 
increased from less than two million after the Second World War to the present 
more than 5.67 million. However, Hong Kong has a hilly terrain, where only 12 
per cent of its 1,075 sq. km. area is adequate for development proposes. The 
result is that Hong Kong has grown to become one of the most densely populated 
territories in the world. It has a population density of 5,298 persons per sq. km. 
(Census & Statistics Department, 1991). 
/ I 
With limited land resources, competition for land among commercial, 
industrial and residential sectors is intense. All land in Hong Kong is owned by 
the Crown. Land is granted to private developers under leasehold. Because of a 
restricted land supply and the need to provide housing for Hong Kong's lower 
income groups, a high priority is given to make available land for the 




Hong Kong's economic development is mainly centred in the 
metropolitan^ area. In the 1960s, the metropolitan area of Hong Kong was 
confined to both sides of the Victoria Harbour. Nowadays, it has been extended 
to include Kwun Tong in the east, Tsuen Wan in the west and the Kowloon 
Peninsular as a whole, as well as Hong Kong Island (Figure 1.1). In particular, 
Tsuen Wan was merely a new town^ in the 1970s, however, it is now considered 
as a part of the metropolitan area since its physical, social and economic 
characteristics are very similar to those in other parts of metropolitan Hong Kong. 
With such a large population size, besides housing shortage being the main 
concern of Hong Kong's housing problem, poor living environment of lower 
income group is also crucial in evaluating Hong Kong's housing problem 
(Drakakis-Smith, 1979). However, there is no guideline to evaluate the housing 
condition in Hong Kong. Until the late 1980s, the Hong Kong Government 
started to take a more active role to provide "adequate housing" to the citizens, 
therefore, "adequate housing" is a goal to be achieved in housing provision. In the 
process of forming the Long Term Housing Strategy (LTHS), the Government 
defines "adequate housing" as the living shelter to be: 
^The terms "metropolitan" and "urban" will be used interchangeably in this 
thesis. Metropolitan is a term that the Hong Kong Government applied to 
describe the urban area officially since the late 1980s. 
• u ' 
^New town is a town which should be functionally and physically largely 
independent of existing established urban centre (Golany, 1976). Robinson 
suggested that new town should be self-contained, newly created on undeveloped 
land and are to be balanced community (Robinson, 1973). However, to what 
extent do these characteristics apply to Hong Kong's new towns is controversial. 
Tsuen Wan is one the seven new towns in Hong Kong. Other new towns 










































































1. built of permanent materials; 
. 2. self-contained (with their own entrance, internal kitchen or cooking place, 
bathroom or flush toilet system and internal piped water and electricity 
supply); 
3. occupied on an unshared basis except in the case of very small households; 
4. not overcrowded; and 
5. at a rent or price within the household's means. 
(Lau, 1991，pp.347-8.) 
However, all these standards are basically related to the internal living 
conditions. The external environment outside the living shelter, e.g. adequate 
amenities, open space and community facilities, has not been mentioned. It should 
be one of the foundations of housing provision. Moreover, it is also important to 
make sure that the dwelling unit has minimum impact from environmental 
hazards such as pollution and landslides. 
The lower income groups in Hong Kong cannot achieve to have adequate 
housing, or even the self-contained houses, under their own effort. The Hong 
Kong Government promotes public housing programme so as to provide housing 
assistance to lower income groups. 
Hong Kong's public housing programme is one of the most outstanding in 
the world. Figure 1.2 shows the spatial distribution of public housing and 
residential areas in Hong Kong. The majority of the public housing estates are 
built in the metropolitan area. With scarcity of land resources and high land value 
in the urban areas, new public housing estates have started to be dispersed to the 



















































































































town development since the 1970s. 
Hong Kong's public housing programme started in 1954 after the Shek Kip 
Mei fire, and has lasted for nearly 40 years. In 1991，about 2.7 million people or 
approximately half of the population lived in public flats. Owing to the long 
period of development, the Government's new standard of "adequate housing" in 
housing provision and the rise in the living standards of the inhabitants, older 
estates have become obsolete and their living environment need to be improved. 
In order to strengthen the implementation of public housing redevelopment 
in Hong Kong, a large scale Public Housing Redevelopment Programme (PHRP) 
was launched in 1972. Under the first Mark I and II Type Resettlement 
Redevelopment Programme (RRP), all of Mark I and II type resettlement estates 
(Mark I/II estates) were converted or rebuilt. In addition, mainly because of the 
discovery of 26 structurally substandard blocks of rental housing which had to be 
demolished immediately, the Extended Redevelopment Programme (ERP) was 
launched in 1985. In 1987，the Housing Authority announced the Comprehensive 
Redevelopment Programme (CRP) which formed a component of LTHS. Under 
this strategy, all Mark III to VI type resettlement estates and former Government 
Low Cost Housing (FGLCH) estates would be redeveloped incrementally before 
2001. These three programmes form a succession of public housing redevelopment 
in Hong Kong. 
For the earliest RRP, it took nearly 20 years to complete the 
redevelopment of only 240 blocks. Under CRP, 469 blocks should be demolished 
in 15 years�. This seems to demonstrate the Government's eagerness to improve 




substandard living conditions of inhabitants. However, the Government must face 
. many difficulties in order to achieve those targets. In response to this, the 
Government may gain from past experience and make readjustment every now 
and then to enable further implementation of PHRP. CRP is central to future 
housing provision in Hong Kong. 
Public housing redevelopment is not purely an aspatial social issue. A 
number of important spatial problems arise from Government planning schemes. 
For example, how will resource allocation be carried out under PHRP in Hong 
Kong? What will PHRP affect future resource allocation in return? How does 
occupancy pattern change on the redeveloped sites? What kind of land use 
change will occur on the redeveloped sites? Where have the affected tenants 
under PHRP settled? All these questions will be explored in the present study. 
Objective and Significance of the Study 
The main objective of the present study is to evaluate the spatial impact 
of the public housing redevelopment programme on metropolitan Hong Kong. 
Specifically, this study addresses the following sub-objectives: 
1. to study the impact of public housing redevelopment programmes on 
resource allocation in the public housing system and the urban 
environment in Hong Kong; and 
丨、 




Public housing redevelopment enables metropolitan Hong Kong to 
^ reconstruct its physical infrastructure according to modern concepts of urban 
efficiency. Old and obsolete estates may be viewed as a misallocation of land 
resources under present planning considerations. Therefore, redevelopment of the 
obsolete estates is necessary. With respect to the analysis of resource allocation 
in the public housing system, land, financial, manpower resources and housing 
units allocation are the key elements of investigation. 
“ Geographically speaking, PHRP leads to the redistribution of population 
and infrastructure in the urban environment. The changing spatial pattern of 
population under the planning of the Housing Authority will be investigated in the 
present study. Furthermore, land use change and change in occupancy pattern 
mark the new lay out on the redeveloped sites. These changes will be explained 
in the present study. 
In the past, only the first RRP was studied. The present study attempts to 
analyze the three main public housing redevelopment programmes as well as their 
impacts on metropolitan Hong Kong from geographical points of view. It is hoped 
that this study will provide a basis for evaluating and promoting further public 
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Literature Review 
The present study focuses on the public housing redevelopment programme 
in Hong Kong. However, no literature of note exists about urban redevelopment 
in public housing overseas. Therefore, it is difficult to borrow foreign examples 
, 8 
for illustration in this case. Nevertheless, the mechanisms of urban renewal, urban 
- redevelopment and urban revitalization^ in the private housing system have been 
studied elsewhere. A review of these studies would contribute to an understanding 
of methodological concepts of urban redevelopment utilized in the present study. 
There are three books discussing urban renewal from theoretical and 
practical viewpoints. First, Holcomb and Beauregard (1981) studied the 
geographical aspects of urban revitalization. They approached three significant 
themes: social justice, changes in urban form, and the relationship between man 
and his environment in psychological and materialistic aspects. Their special 
interest was in making revitalization more democratic in process and more 
egalitarian in consequence. Empirically, they presented the evolution, strategies 
and spatial effects of city revitalization in USA. Second, Gibson & Langstaff 
(1982) studied urban renewal from historical perspective. They stated clearly the 
process from slum clearance to city development, and then urban renewal in the 
inner city of Britain. In the concluding chapter, problem of equality in urban 
renewal was discussed. Third, Couch (1990) had made a thorough study of urban 
renewal in Britain. He investigated urban renewal from historical, economical, 
social, organizational and urban design aspects. He concluded that local 
community participation was also an essential component of good practice in 
urban renewal. 
Besides the comprehensive studies of urban renewai stated above, case 
studies of urban renewal in the United Kingdom (Brindley, Rydin & Stoker, 1989; 
�The terms - urban renewal, urban redevelopment and urban revitalization -
-are interchangeable in many studies. 
9 
Thomas, 1986; Wilson, 1966)，Israel (Carmon and Hill, 1984)，Seoul (Kim, 1990) 
and Tanzania (Kaitilla, 1990) have illustrated how different renewal projects were 
carried out in different environments. In Brindley, Rydin and Stoker's paper 
(1989), the Glasgow Eastern Area Renewal (GEAR) scheme in Britain was a 
significant example of comprehensive public investment planning. It examined 
how the planning climate shifted the renewal project's approach and public 
investment planning under financial constraint. Elsewhere, Carmon and Hill 
(1984) studied the neighbourhood rehabilitation in Israel. They showed that 
citizen participation made a great progress to renewal projects because 
inhabitants could involve in it. Kim's (1990) study examined the urban 
redevelopment of green belt villages in Seoul in order to analyze urban 
redevelopment policies in South Korea. He concluded that much more attention 
should be paid to humane and long-term perspectives for urban redevelopment. 
Kaitilla (1990) studied the willingness of residents to participate in low cost urban 
renewal in Tanzania. He concluded that it was important to encourage community 
participation in improving and enhancing environmental quality. 
In addition to gaining others experience in studying urban renewal of 
different social, economic and political climates, the methodologies of urban 
renewal from other studies are examined. In evaluating how PHRP affected 
allocation of financial resources in the public housing system, methods of 
economic analysis are employed. Cost-benefit analysis is one of the most 
commonly used project evaluation methods. Based on the actual values of project 
cost and benefit, some economic implications of projects can be drawn. Prescott 
(1974) explained different economic aspects of public housing. He criticized that 
10 
benefit-cost analysis relied on various variables aggregate at the project level. 
\ 
Lichfield (1988) presented the methods of how to carry out cost-benefit analysis 
in urban redevelopment projects. Schofield (1987) also showed the application of 
cost-benefit analysis in residential urban renewal. The common shortcoming of all 
three methods indicates that it remains difficult to accurately estimate benefits of 
redevelopment in real cases. As a result, a simple cost-benefit analysis based on 
construction cost, compensation and revenue from rents was adopted in the 
present study. This provides a general idea of economic evaluation of PHRP. 
In the case of Hong Kong, some studies have been undertaken on urban 
renewal. Pun (1987) presented the general background and progress of urban 
renewal and compared it with the new town planning in policy making. Yeh has 
written two articles concerning urban renewal in Hong Kong. His first paper 
(1989) described urban renewal of private premises as a remobilization process 
of urban resources. As mentioned by the writer, urban land occupied by old 
dilapidated buildings can be remobilized to meet the rapidly growing demand for 
different land uses. In his 1990b�s article, he studied the roles and problems of 
public and private partnership in urban redevelopment. The attempt of Land 
Development Corporation was also discussed in Yeh�s papers. The common idea 
given by Pun and Yeh was that limited land resources was a serious problem for 
further urban development. Thus, redevelopment in the urban areas was the best 
way out. 
Many authors have written about Hong Kong's housing in general (Lau, 
1991; Wong, 1983, 1987，1989 & 1990; Drakakis-Smith, 1973 & 1979; Castells, 
1986; Castells and Kwok, 1990; Pryor, 1983) and its public housing programme 
11 
and housing policies in particular (Chiu, 1988; Chiu & Fong, 1989; Drakakis-
Smith, 1971; Fong, 1980 & 1986; Fong & Yeh，1984 & 1987; Keung, 1985; Kwok, 
1983; Kwitko, 1986; Lau, 1987; Li, 1987; Li & Fu, 1986; Lu & Kwok, 1973; Wang 
& Yeh, 1987; Yeh, 1983 & 1990a; Yeh & Fong, 1983; Yeung, 1987 & 1989). They 
provided a detailed description and analysis of the evolution of public housing in 
Hong Kong. However, only a few writers have examined the public housing 
redevelopment programme in Hong Kong. Among them, a majority have reviewed 
only RRP. For the latterly implemented ERP and CRP, only piecemeal 
information is available. 
RRP has been investigated mainly by two studies. First, Williams & Mok 
(1978) presented a detailed description of the earliest resettlement redevelopment 
programme, especially the pilot scheme in Wong Tai Sin Estate and the first 
redevelopment and conversion programme in Shek Kip Mei Estate. Moreover, 
they used the results of some surveys to evaluate the redevelopment programme 
from residents' point-of-view. This implies that it is valuable to evaluate the 
redevelopment programme from both the Government's and residents' viewpoints. 
As a result, a more balanced assessment of the redevelopment programme could 
be obtained. Second, Lo (1988) has described and evaluated RRP, with special 
emphasis on the causes and value of the programme from the socio-political 
point-of-view. She concluded that there was a need to have a redevelopment plan 
for all public housing. 
A. R. Crosby's article in 1986 gave a brief but comprehensive review of the 
redevelopment programme in Hong Kong's public sector. He has studied RRP 
and ERP specifically. The author concluded that there would be a need for on-
A2 
going redevelopment programmes and the Housing Authority would play a critical 
role in the urban renewal of future Hong Kong. 
In addition to the studies cited above, some writers have touched on the 
public housing redevelopment programme although it was not their main 
emphasis. In Yeung's paper (1989), redevelopment formed a part of its content 
and was quoted as one of the four residential change agents in a web of 
relationships with public housing. He also concluded that public housing 
redevelopment should be a continuous and large scale housing programme, and 
it was complementary to the Metroplan which was promulgated in 1988. Another 
standpoint of public housing redevelopment has been stated by Lo & Ma (1986). 
They thought conservation and rehabilitation of public housing was part of the 
urban renewal which could be considered as physical and social development in 
urban landscape. The advantage of incrementalism, i.e., phase by phase process, 
in housing redevelopment was that it allowed flexibility and short-term targets 
which constituted suitable attribute considering the dynamic economy of Hong 
Kong. 
In response to the declaration of LTHS in 1987，Lau (1987) criticized the 
Government's rationale for implementing CRP. He believed that economic and 
political reasons were the strategy's main considerations. The Government 
intended to lower its financial burden arising from the older public housing 
estates and increase revenue by building more home ownership flats. Politically, 
N 
the Government could eliminate the concentrated political power in older estates. 
Fung (1987) suggested that the redevelopment of Mark V and VI ^type 
resettlement estates should be reconsidered because of the great demand of 
13 
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public housing by other applicants. 
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By and large, although the literature about PHRP in Hong Kong is thin, 
analysis of statistical data and field contacts have contributed to the present study. 
Research Methodology 
An academic study should not be biased by either official or public 
opinion. The present study thus attempts to analyse information from the 
Government and citizens�viewpoints. In addition, as a geographical study, this 
research collects both quantitative and qualitative data with special emphasis on 
spatial organization. An analysis is made based on three different sources: 
First, statistical and descriptive data are collected from various sources. 
The Hong Kong Housing Authority (the Housing Authority) and its executive arm 
— t h e Hong Kong Housing Department (the Housing Department) provides 
detailed statistical data of the three public housing redevelopment programmes 
from the inception of the programmes up to the end of 1991. The data include 
the number of affected tenants and the amount of ex-gratia allowance distributed 
in each phase of redevelopment programme in Tsuen Wan's redeveloped estates 
and the rehousing pattern of those affected tenants. Official reports of the former 
Resettlement Department from 1954 to 1973 and the Hong Kong Housing 
Authority from 1969 to present give data concerning different redeveloped estates 
and public housing in Hong Kong. Besides, Government census and publications 
of various Government Departments provide information for analysis. Results of 
14 
surveys and studies conducted by various voluntary organizations and District 
Boards also contribute to the present study. Data from newspaper cuttings and 
news reports which are related to public housing and PHRP are piecemeal but 
important information. Synthesis of these secondary sources provided precious 
information for analysis. 
Second, in-depth and focused interviews with the representatives of the 
Housing Department from the Estate Management Section, the Redevelopment 
Section and the Planning Section, the spokesman of voluntary organization 
concerning public housing policy, the Regional Councillor, the District Board 
members as well as the affected residents were valuable sources of qualitative 
information. The Housing Authority's officials represent the Government's 
viewpoint. Public opinions are expressed through the channels of voluntary 
organizations, Regional Council and District Boards. Information from both 
formal and informal sectors have been collected. A detailed list of interviews 
conducted is presented in Appendix A. 
Third, field trips to the redeveloped estates and their surrounding areas 
were carried out to gain a deeper understanding of the living conditions of 
affected tenants as well as the changes in the urban environment. Fieldwork in 
both dilapidated flats of affected tenants in redeveloped estates and their new 
homes in new estates on redeveloped sites or in reception estates provided useful 
insight. 
In order to provide a thorough understanding in evaluating the spatial 
impact of PHRP in Hong Kong, Tsuen Wan region is employed as a case study 
15 
in the present research. Tsuen Wan region is a remarkable example that can be 
used to illustrate the progress of PHRP in Hong Kong insofar as seven estates in 
the area are under the three particular redevelopment programmes, i.e. RRP, 
ERP and GRP. Delimitation of Tsuen Wan Region in the present study follows 
the practice of the Housing Authority. The Tsuen Wan case study will be 
presented in Chapters Three and Four. 
In a nutshell, the present study examines the global public housing 
redevelopment programmes in metropolitan Hong Kong as well as the case study 
of Tsuen Wan region. By the illustration of the case study, more detail analysis 
of the public housing redevelopment programmes could be made. 
Organization of the Study 
This study is divided into five chapters. Following this introduction, 
Chapter Two presents the framework of the public housing redevelopment 
programmes in Hong Kong. This chapter reviews the causes and roles of PHRP 
in general, and objectives, implementation, reprovisioning policies as well as 
achievement of different redevelopment programmes, i.e., RRP, ERP and CRP 
in particular. 
Chapter Three and Four are related to the analysis of spatial impact of 
public housing redevelopment programmes in Hong Kong. Focus is placed on the 
Tsuen Wan case study. The former chapter presents a geographical background 
of Tsuen Wan first, followed by an examination of the impact of the public 
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housing redevelopment programmes on resource allocation in the public housing 
system and the urban environment in Hong Kong. Land resources, housing units 
allocation as well as financial and human resources are the key elements of 
investigation. The latter chapter is concerned with the spatial consequences of 
PHRP in Tsuen Wan, including the residential mobility of affected tenants, 
change in occupancy pattern and in land use on the redeveloped sites. 
Chapter Five summarizes the major findings of the study. It also examines 
the challenge of PHRP in future. At last, it discusses the limitation of present 





THE REDEVELOPMENT OF PUBLIC HOUSING IN HONG KONG 
The public housing programme in Hong Kong has benefitted nearly half 
of its total population. Most of the older rental blocks are located in the 
metropolitan area. More new rental estates are situated in new towns. As old 
estates are redeveloped, the urban morphology of modern Hong Kong is 
reshaped. In this chapter, the causes and major roles of PHRP in metropolitan 
Hong Kong will be explored. In connection with RRP, ERP and CRP, their 
specific objectives, implementation, reprovisioning policies for different kinds of 
tenants and evaluation of their achievements will be dealt with. 
The Need for Redevelopment 
Redevelopment can be viewed as one of the steps of the life cycle in the 
urban system. Lichfield (1988) stated that the urban fabric, i.e., plants or 
buildings, takes form in developing in an urban system and after a long period of 
growth and decay, redevelopment is necessary. As the redevelopment process 
completes itself, another life cycle will start again. In the case of PHRP in Hong 
Kong, redevelopment is a natural process in the development of public housing 
as well as the urban development of Hong Kong. The PHRP was necessitated by 
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four major factors: obsolescence in the urban system, uneconomic use of urban 
land, overcrowding in the older estates and rising aspirations of tenants. 
Obsolescence 
When a new estate is newly completed, it must be suited to the activities 
of the contemporary society. It must follow prevailing needs and planning 
standards. However, since buildings deteriorate through time, they need special 
maintenance and repairs. In addition, they may no longer be suited for the 
functions for which they were originally designed. They have become obsolescent. 
The standard of living space in public estates has been revised from time 
to time. The present standard living space is 5.5 or 7 sq. m. per person, subject 
to the affordability of tenants. For Mark I/II and Mark VI blocks, which were 
built in the 1950s and the 1970s, the average living space was only 2.2 and 3.3 
sq. m. per adult respectively. Table 2.1 indicates the characteristics of major types 
of rental public housing. The initial standard of provision in the old days was so 
poor. In the former resettlement estates, no private toilets and water taps were 
provided in the Mark I/II blocks. Compared with the old resettlement estates, the 
new Housing Authority's estates are better equipped as they offer self-contained 
units with kitchen, bathroom and balcony. 
I � t ： • 
Besides limited living space of older estates, the facilities were 
rudimentary, and the amenities as well as the community facilities were 
inadequate. All in all, redevelopment is the best solution to deal with the 
obsolescent problem in the older estates. ‘ ’ 
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Table 2.1 ： Characteristics of Major T^pes of Rental Public Housing 





Mark I & II One cubicle per 1954 to Space provision improving 
household with 2.3 sq.m. 1964 since 1972. All earmarked for 
per adult. Communal redevelopment since 1972 
lavatories and washing 
places. 
Mark III Individual water supply 1963 to All earmarked for 
and balcony per unit. 1972 redevelopment since 1988. 
Lavatory shared by two Space provision improving 
units. since 1972. 
Mark IV & V One lavatory per unit 
Mark VI Space standard at 3.3 
sq.m. per adult. 
Former Similar to Mark VI 1963 to Space provision improving 
Government Low blocks. 1972 since 1972. 26 substandard 
Cost Housing blocks being redeveloped 
since 1985. Rest all earmarked 
for redevelopment. 
New Housing Self-contained units with 1949 to All new rental housing for all 
Authority kitchen, bathroom and present approved purposes will be in 
balcony per unit. Space this type, 
allocation at 3.3 sq.m. till 
late 1970s since then at 
about 5 sq.m. per 
persons. 
Source: Wong, 1989. 
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Uneconomic Use of Urban Land 
The scarcity of land is a particular problem in Hong Kong's urban 
development. The earliest type of rental public estates was located mainly in New 
Kowloon, which was the urban periphery at that time. With rapid economic 
growth in Hong Kong, competition for urban land by commercial, industrial and 
residential sectors was intense. Consequently, land rent in the urban area 
increased rapidly. This phenomenon also occurred in the first generation new 
town, i.e. Tsuen Wan, as urban development spread out. Accordingly, the seven-
storey rental public blocks were regarded as an uneconomic use of land. 
Redevelopment of older estates by replacing the low-rise blocks with the high-rise 
residential buildings together with a well-planned community, is a better 
alternative to optimizing the use of urban land. 
Overcrowding 
Construction of resettlement estates, the first type of rental public estates, 
was achieved in order to accommodate disaster victims. They were built to very 
low standards, with an average living space of 2.2 sq. m. per adult. Two children 
were counted as one adult. As the children grew up, in addition to the new 
members of households, the overcrowding problem became serious. In 1969, 
62,000 residents lived in Shek Kip Mei Estate, which exceeded by 24 per cent of 
the planned capacity of 50,000 population. Subsequently, more than 80 per cent 
were living at a space standard of less than 2.2 sq. m. per adult (Drakakis-Smith, 
1979，P.91). Many social problems, e.g. juvenile delinquencies and crimes were 
related to the overcrowding problem of older estates. In the 1970s, as the space 
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allocation standard increased to around 3.3 sq. m. per person, more families who 
stayed in the older rental units would be considered as having overcrowding 
problem. 
The Ten-Year Housing Programme was launched in 1972. It is the first 
systematic attempt at public housing planning in Hong Kong. It forms a guideline 
for later public housing development. One of its specific goals was to "relieve 
overcrowding in existing Government housing, including redevelopment and 
renovation of the estates" as announced by the then Governor, Sir and now Lord 
MacLehose.i Rebuilding the whole estate with new designs under current 
planning standard is more appropriate to accommodate different household sizes. 
Transfer of families from overcrowding environment to bigger housing units is the 
best way to alleviate overcrowding in the older estates. However, the ultimate 
solution is to eliminate all older flats which are too small in size. Thus, RRP was 
started in 1972. 
Raising Aspirations of the Tenants 
With rapid economic growth in Hong Kong during the last three decades, 
per capita Gross Domestic Product (GDP) increase steadily (Table 2.2). In 1968， 
per capita GDP in Hong Kong is only $11,942. There is nearly 4 times growth of 
s • •� . 
per capita GDP ($43,308) by 1988. The incomes of public housing tenants also 
have a trend of increase in the 1970s. Median monthly household income of 
public housing tenants increased from $708 in 1971 to $5,160 in 1986 (Wong, 
1989，P.239). This indicates an increase of 7-folds in fifteen years. With the higher , 
^Governor's Speech in Executive Council in October 1972. 
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Table 2.2 ： Per Capita Gross Domestic Product (GDP) at 
Constant (1980) Market Prices 






Source: 1980 and 1988 Economic Background, Hong Kong Government. 
incomes, public housing tenants anticipate a better housing environment. 
Besides the increase of domestic incomes in Hong Kong, one reason 
helping to explain why the public housing tenants have a rapid rise of household 
incomes is the change of economic structure in the families. As the married 
couples moved into public housing estates, they might already have some children. 
Once their children grow up and go out to work, they contribute to the household 
incomes. 
Those households with improved economic conditions can afford higher 
rents. They are eager to improve their living conditions as the older estates 
‘ .. 
become obsolete and they demand larger living space. These families want to 
move out from their original flats as soon as possible, and to be rehoused in the 
new flats in the same estate or in nearby estates within the metropolitan area with 
which they are familiar and are close to their original place of work and school. 
Thus, tenants of rental public housing who require to move generate new demand 
on urban new housing units. Redevelopment of older rental blocks in the 
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metropolitan area is necessary in order to provide more new flats and a better 
living environment for the tenants. 
In short, redevelopment of public housing is necessary as a result of social 
and individual aspirations within a changing urban environment. After examining 
the main reasons for public housing redevelopment, particular functions of PHRP 
in metropolitan Hong Kong will be discussed below. 
The Role of PHRP 
The impacts associated with the implementation of a large scale public 
housing programme such as PHRP are manifold. Besides affecting the public 
housing system directly, it also plays a crucial role in the urban development of 
Hong Kong. The most significant contribution of PHRP is that it facilitates urban 
renewal in metropolitan Hong Kong. It helps to provide a better housing mix in 
the urban environment and improve the living environment of citizens. In 
addition, it acts as an accelerator of the filtering-up process and maintains a 
better allocation of resources inside the housing system. 
Contribution to Urban Renewal 
Urban Renewal refers to the redevelopment of older parts of towns and 
cities (Gibson & Langstaff，1981，p.l2). The function of urban renewal could be 
clearly seen as follows: ‘’ 
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Urban renewal could become a more constructive tool for assembling 
land, replanning obsolete layouts, and providing recreation, schools, 
housing, and other amenities to new, well-planned neighbourhoods 
(Wilson, 1970, p.581); 
and 
Urban renewal has been used to increase the city's tax base, ‘stabilize� 
the city's population, to beautify the city's face, to polish the city's 
image (Canty, 1964, p. 173). 
Inferring from the above statements, urban renewal can be viewed as a way 
of improving the urban environment. It is a kind of development strategy. Besides, 
it forms an important component of urban planning in the western cities, many 
of which have practical experience in renewing themselves. Hong Kong borrows 
these examples as a planning strategy to upgrade the poor housing and 
environmental quality in its urban centre. 
In Hong Kong, flat and developable land is limited, especially in the 
metropolitan area. In addition, only 50 ha. of new land can be sold each year 
under the Sino-British Joint Declaration. These restrictions create a further stress 
on land supply. Accordingly, urban development is seriously hindered. 
Redevelopment in the urban areas is the best way to make use of valuable land 
for other compatible uses. Obsolete public housing in the metropolitan area is, 
therefore, worthwhile to be replaced by modern residential land use. 
PHRP is not only a part of the urban renewal project in metropolitan 
i •� 
Hong Kong, but is also a major element in the Metroplan which was proposed in 
April 1988 and confirmed in November 1991. It provides a framework for future 
urban development in the metropolitan area. One of the specific aims of the 
Metroplan is "to provide opportunities to satisfy, as far as practicable, housing 
needs according to what people can afford and where they would like to live" 
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(Strategic Planning Unit, 1990a, p.2). 
As mentioned in the Metroplan, the Housing Authority is responsible, 
among other functions, for the redevelopment of obsolete public housing estates 
in the urban area, especially in Eastern Kowloon and Tsuen Wan, in order to 
offer reasonable accommodation in terms of rents and quality to the needy. 
Besides, it must be in accordance with the development of new estates on nearby 
reclaimed sites and of existing Kai Tak International Airport.^ 
“ Under the new planning strategy in the urban areas, redevelopment of 
obsolete public housing is indispensable. This external force from the planning 
climate facilitates public housing redevelopment in the metropolitan area. Inside 
the public housing system, the problems of inadequate infrastructure and 
overcrowding in the older estates are serious. Those poorly appointed buildings 
occupied precious land in the city centre. Through the implementation of PHRP, 
obsolete estates can be redeveloped to more compatible uses. Building of modern 
design with a comprehensive layout in the new redeveloped estates plays a 
significant role in reshaping the city. 
Better Housing Mix 
Due to the raising aspirations and increasing living standards of local 
people, home ownership is the desire of many citizens. Thus, the demand for 
Home Ownership Scheme (HOS)^ flats has been growing dramatically in recent 
^Ming Pao and Oriental Daily, November 23, 1991. ‘ . 
^The term applied in this study refers to both the Housing Authority's Home 
Ownership Scheme and the Private Sector Participation Scheme except with 
further explanation. 
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years. Home Ownership Scheme was launched in 1976 by the Housing Authority. 
It sells flats to the citizens at a price below the market value, usually about 60 to 
70 per cent of the market price. In fact, besides the Housing Authority's Home 
Ownership Scheme, the Private Sector Participation Scheme was begun in 1979. 
Those flats are built by the private development companies and sold by the 
Housing Authority. It helps to facilitate HOS in Hong Kong. 
From past experience, applications for HOS flats are usually many times 
oversubscribed. In the final phase of HOS application in 1991，the number of 
applicants outnumbered the number of flats for sale by nearly nine times.4 Most 
of the successful applicants prefer to buy their own houses in the metropolitan 
area (HKHA, 1990b). In response to this, the Housing Authority needs to 
construct more HOS flats as to meet the demand. However, suitable land for such 
development in the urban areas is scarce. Part of the vacated sites due to 
demolition of older rental public estates in the urban areas can provide valuable 
land for building HOS flats. This practice can accelerate the fulfillment of 
citizens' aspirations on purchasing HOS housing units in the urban areas. 
Furthermore, some of the affected tenants under PHRP are willing to 
participate in HOS. For instance, under ERP, 19 per cent (3,096 out of 16,644 
• < i 
families) of the affected families in twenty-six defective blocks purchased HOS 
flats.5 Mixing of HOS flats and rental flats on the redeveloped sites provides 
more choices for the affected tenants. They can choose to move to rental public 
housing in the same region or purchase their own dwelling units. A diverse mix 
k 、 
4Radio Hong Kong Radio Two news report on December 21, 1991. 
^HKHA unpublished data, 1990. 
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of rental and home purchase housing units in the new redeveloped sites results 
in the intermingling of different income groups with varied socio-economic 
characteristics in the same area. Residents who live in the estates on the new 
redeveloped sites can share the facilities provided by both HOS and rental public 
estates. 
Improvement of Living Quality 
’ The vital task of PHRP is to provide better living environment to the 
sitting tenants who live under substandard living conditions. The responsibility of 
the former Resettlement Department was to arrange very simple housing 
provision for the disaster victims in the former resettlement estates between 1954 
to 1972. Former Government Low Cost Housing (FGLCH) estates were built 
between 1963 to 1972 by the former Housing Authority to provide low rental 
accommodation to lower income families with housing problems. Environmental 
conditions in these older estates are very poor. With the lack of community 
planning in these estates, tenants depended heavily on outside areas in order to 
obtain necessary services. 
Hong Kong started its industrial take-off in the mid-1950s, and its 
economic development has been growing rapidly since the 1960s. In expectation 
of this economic growth, new measures on improving the quality of the residential 
environment were initiated in 1972. Much consideration were put on the planning 
and design of housing estates and community development (Wong, 1989). Greater 
government funding in public housing development supports a more generous 




A large scale redevelopment programme on public housing can be carried out 
under the favourable external conditions in the changing economic environment. 
Redevelopment of obsolete estates can offer modern housing design and 
community facilities, more open space and larger self-contained living units to the 
tenants. In the newly established estates, commercial centres, community halls, 
mini cinemas, indoor recreation centres, landscaped areas and car parks are 
provided (HKHA Annual Report, 1990，p.35). Consequently, a more comfortable 
living environment for the tenants is created. Improved living conditions for 
citizens will directly contribute to the stability of Hong Kong. 
Filtering-up Process in the Housing System 
With the rapid economic development in Hong Kong during the past few 
decades, the living standards of citizens has increased accordingly. Some of those 
who live in rental public housing can afford to buy their own flats and improve 
their living conditions. Commencement of PHRP encourages affordable tenants 
to participate in HOS and the Home Purchase Loan Scheme (HPLS) by giving 
them high priority. HPLS was proposed in 1987 as a part of the LTHS. It was 
introduced in 1988 to give rental public estate sitting tenants and prospective 
tenants the option of obtaining interest-free loans to buy flats in the private 
sector. Applicants are offered $130,000 interest free loan for purchasing new flats 
or old private flats which are not exceeding ten years old in 1991. If their 
applications are successful, they have to surrender their rental public flats to the 
Housing Department. As a result, affordable public housing tenants can upgrade 
their living conditions. Simultaneously, more vacancies in rental public housing 
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are available to accommodate those who are eligible applicants on the waiting list. 
Low income groups thus have the opportunity to improve their living conditions 
by entering the public housing system (Fig. 2.1). Consequently, PHRP is one of 
the means to upgrade the tenants' living conditions in the public housing system. 





Low > public housing > home 
income tenants ownership 
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Cost-effectiveness in Allocating Financial Resources 
Because some estates are old, maintenance and repairs costs are very high. 
In 1989-90, $415.1 million was spent on maintenance and improvements in Group 
B estates^. This was 48.2 per cent of their total estate working expenses. For the 
more modern Group A estates?�only 26.9 per cent of their total estate working 
expenses was spent on maintenance and improvement in the same financial year 
(HKHA Annual Report, 1990，appendix J). Rents in the older estates were set at 
Group B estates include the Former Resettlement estates and Former 
Government Low Cost Housing estates and Former Housing Authority estates. 
•Group A estates refer to the New Housing Authority estates. 
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a very low level. The typical monthly rent of the former resettlement estates was 
$12.00 - 14.72 per sq. m. in 1989-90 (HKHA Annual Report, 1990，appendix H). 
The total income of Group B estates in 1989-90 was only $408.3 million which 
could not even cover their maintenance and improvement costs (HKHA Annual 
Report, 1990). 
Redevelopment of obsolete estates is the best solution to lessen the 
financial burden of the Housing Department in running the older estates. New 
estates are established at the redeveloped sites with reasonable monthly rents, i.e., 
at maximum of 15 percent of the median monthly income of the tenants, and are 
about $19 - 24 per sq. m. (HKHA Annual Report, 1990，appendix H). The 
maintenance and repairs costs can be kept at a minimum because these are new 
and higher quality estates. 
i j 
Moreover, HOS flats are built on the redeveloped sites. Higher revenue 
I I 
can be obtained from the sale of HOS housing units. The Housing Authority can 
make use of this revenue in building more public housing units and improving the 
living conditions of the sitting tenants. 
In a nutshell, PHRP is a major component of public housing development 
in Hong Kong. Through the inception of the programme, the urban morphology 
of the territory will have been changed. Efficient and practical use of urban 





Mark I & II Type Resettlement Redevelopment Programme (RRP) 
Redevelopment of public housing was first started in the Mark I/II estates, 
which were built between 1954 and 1964. These estates were constructed of seven-
storey high, with very basic facilities and small living area per individual. Due to 
the rapid deterioration of the living environment, overcrowding and related 
problems, raising aspirations of tenants as well as increasing maintenance costs, 
it was necessary to carry out the redevelopment programmes in these older 
estates. 
A pilot scheme to convert Block 25 in Lower Wong Tai Sin Estate was 
launched in 1969 and was completed in 1970. After the evaluation of this pilot 
scheme, it was then decided that the comprehensive redevelopment of Mark I/II 
estates would form a part of the Ten-Year Housing Programme in 1972. The 
objective to eliminate the overcrowding problem in public estates was clearly a 
theme in the Governor's Speech.^ Specifically, the programme aimed at 
improving sanitation, reducing overall densities, clearing hawker congestion and 
increasing open space (William & Mok，1978). 
Under this redevelopment programme, twelve Mark I/II estates with 240 
blocks were either converted in-situ or rebuilt. These estates were located in 
different districts of metropolitan Hong Kong, namely Chai Wan, Hung Horn, 
Jordan Valley, Kwun Tong (Tsui Ping Road), Lei Cheng UK, Lok Fu, Lower 
Wong Tai Sin, Shek Kip Mei，Tai Hang Tung, Tai Wo Hau, Tung Tau and Wang 
Tau Horn Estates (Fig. 2.2). Totally 33,048 families and 526,000 people were 





















































































involved in the programme.^ 
The initial redevelopment phase was started in October 1972 in Shek Kip 
Mei Estate, which was the oldest and most overcrowded resettlement estate in 
West Kowloon. After considering the pros and cons of the in-situ conversion pilot 
scheme, the Housing Board decided to adopt a part-conversion and part-
redevelopment approach in Shek Kip Mei Estate. On the one hand, the in-situ 
conversion was as costly as the initial construction and the converted blocks could 
accommodate only half the number of the previous residents. However, it took 
a shorter period of time to complete. On the other hand, redevelopment built a 
new environment with a lower overall density, provision of comprehensive new 
communal facilities and more open space. Of course, it needed a longer period 
of time for new construction. As a result, in the case of Shep Kip Mei Estate, it 
was to incorporate the advantages of speed in in-situ conversion to the provision 
of the comprehensive new communal facilities in redevelopment (Drakakis-Smith, 
1979). 
In an administrative sense, the Housing Authority focuses on policy making 
and the Housing Department is given the power to monitor the public housing 
redevelopment programmes. In the inception of the redevelopment programmes, 
tenants' opinions were overlooked. Many tenants were opposed to the moving. 
After evaluation, pre-operational surveys were carried out to gather information 
on the affected tenants and identify their problems of rehousing in order to make 
the redevelopment programmes run more smoothly. Consequently, the Housing 
Authority introduced reprovisioning policies to provide assistance to the affected 
^HKHA unpublished data, 1991. 
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tenants. As the Housing Authority got more and more working experience and 
had identified problems with solutions, it terminated its pre-operational surveys 
in the 1980s. 
Reprovisioning Policies 
For domestic tenants 
In advance of the redevelopment operation, tenants in the Mark I/II 
estates were encouraged to join the voluntary decantation scheme. Such tenants 
usually had increased household incomes and were eager to improve their living 
environment. Usually, they moved to the new estates in new towns. 
In general practice, affected tenants were given eighteen to twenty-four 
months of advance notice for evacuation. They usually were rehoused to the 
nearby reception estates. If there were no reception estates nearby, a bolder 
approach of building "pump-priming" blocks on open space in the same 
redeveloped estate was adopted to provide reception accommodation. In addition, 
the affected tenants were also invited to transfer to the estates in new towns in 
order to contribute to population decentralization in Hong Kong. 
Affected tenants were offered priority to purchase home ownership flats. 
They were even given priority to choose flats over other successful applicants. 
Large households which were occupying more than one living unit were permitted 
to split with part of the families buying a home ownership flat, provided that they 
surrendered one of their rental housing units to the Housing Authority. 
Tenants in the redeveloped estates were given the Domestic Removal 
Allowance as a form of monetary assistance for removal. In the beginning, only 
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those households which did not exceed the income limits set for the waiting list 
applicants were eligible. In the early 1980s, the income criterion was waived so 
that all families affected by redevelopment were made eligible. 
Under the redevelopment programme, reprovisioning for single-person and 
double-person households had been considered. Single-person households were 
paired for rehousing. They might also join other families if a mutual agreement 
was reached or they could take up single-person hostel space. In order to reduce 
the housing commitments for the single-person and double-person families, the 
policy of granting monetary allowance in lieu of housing was introduced. Eligible 
families were given both the Domestic Removal Allowance and Singleton or 
Doubleton Allowance. Once the special allowances were granted, the families 
concerned would not be eligible for the public housing within two years. In 1984-
85’ 967 out of 2,025 single-person households (48 per cent) opted for the 
Singleton Allowance. At the same time, among 1,119 double-person families, 128 
(11 per cent) opted for the Doubleton Allowance (Lo, 1988，p.60). 
For commercial tenants 
The majority of shop and workshop tenants in the Mark I/II estates were 
squatter shop-keepers and were removed from squatter areas by development 
clearances or social welfare cases. Nearly all of them were domestic tenants in the 
same or nearby estates. Reprovisioning for these kinds of tenants was 
comprehensive. 
First, at least one year advance notices were given to all affected sKop 
tenants. Reprovisioned tenants were allowed to hold their old tenancies as well 
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as the new letting contracts up to three months before the demolished day of the 
old premises. 
Second, ex-gratia allowance was paid to the affected shop tenants as the 
rates of payment were fixed according to the size and grading of the shops 
involved. In addition, a three-month rent free period was also offered in respect 
of new tenancies acquired through tenders by the affected tenants. 
Third, affected shop tenants were also provided the opportunities to tender 
for alternative commercial units available in other estates on a shop-for-shop 
basis. They could have the chance to extend their business through redevelopment 
since there was no limit as to the size of new premises they could tender. The 
tender was on a rental tender basis and no premium needed to be offered. 
Commercial tenants who were willing to surrender their premises in advance of 
redevelopment would be eligible for similar compensation. 
Fourth, workshop tenants were reprovisioned in flatted factories on a "unit-
to-unit" basis in the beginning of the redevelopment programme. Affected 
workshop tenants were given an ex-gratia allowance at the rate of 50 per cent of 
those granted to shop tenants who were not given direct reprovisioning. Workshop 
operators who did not have direct allocation of flatted factory units might opt for 
the same rates of ex-gratia payment awarded to shop tenants. They also had the 
right to participate in restricted tender for alternative shop units. However, the 
reprovisioning policies for workshop tenants seemed to be obsolete with time as 
the shop reprovisioning policy became more generous. In the late 1980s, 
reprovisioning for both shop and workshop tenants was the same. This could 
reduce the gap of inequity treatment between shop and workshop tenants. 
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For welfare agencies and schools 
Welfare agencies, e.g. youth centres and sheltered workshops, were 
reprovisioned in alternative premises in the redeveloped estates or other areas 
under the recommendation of the Social Welfare Department, the City and New 
Territories Administration and the other related departments. 
For the private rooftop schools and kindergartens, ex-gratia allowance were 
offered at the rate of $5,300 per wing of the "H" blocks. Those Government 
subsidized ground floor primary schools were reprovisioned new schools in other 
estates and school reprovisioning was a matter of the Education Department. 
For resited hawkers 
The Resettlement Department had established hawker resited areas in the 
open space in older estates to accommodate mobile hawkers in the early 1970s. 
Under the redevelopment programme, legitimate hawkers were offered an ex-
gratia allowance at the rate of $3,000 for surrendering their stalls each measured 
2.23 sq. m. Affected hawkers were eligible to participate in restricted tenders to 
them for market stall tenancies in other estates. Mobile hawkers in the 
redeveloped estates were excluded from reprovisioning. 
All the reprovisioning policies had been revised from time to time in order 
to suit the current situation. In addition, the feedback from the affected tenants 
were also considered in making further reprovisioning policies. 
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Achievements and Evaluation 
Progress on redevelopment was slow before 1983. The prime reason was 
the lack of adequate reception housing stock in the vicinity of the estates. In 1983, 
the late Governor Sir Edward Youde made known his wish to accelerate the 
redevelopment progress by setting a new target of completion before 1990. 
In April 1991，the programme has been completed. There were totally 
33,048 families rehoused. The objective to relieve the overcrowding condition in 
Mark I/II estates and to provide better living environment to the affected tenants 
has been achieved. Some 526,000 persons have benefitted from the scheme 
(HKHA Annual Report, 1991). 
However, RRP lasted for twenty years and its progress was far from easy. 
Many difficulties and constraints were faced by the Housing Authority and the 
Housing Department. The affected tenants were reluctant to move because of the 
high rents in the new estates and the location of reception housing. Some specific 
groups, i.e., small size and elderly population households, needed special 
consideration in reprovisioning. These formed the hindrances to the 
redevelopment programme. 
High rents 
High rents in the new estates is one of the major obstacles which impeded 
the reprovisioning. Some of the affected domestic tenants were unwilling to move 
due to the high rents in new estates. For instance, in the case of Shek Kip Mei 
and Tai Wo Hau Estates Redevelopment Programmes in 1976, the monthly'rent 
had risen tremendously from about $20 in the existing estates to about $200 in 
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new reception estates (Hong Kong Council of Social Service, 1976). The Hong 
> 
Kong Standard dated August 19，1976 reported that"... Many residents of Tai Wo 
Hau Estate interviewed by the Standard yesterday, said they were unable to afford 
the high rents at Kwai Shing and Lai King Estates". This indicated that not all of 
the affected tenants could pay the new rents. Consequently, it would directly 
affect the speed in redevelopment. 
Fortunately, for those families who could not afford higher rents in new 
estates were offered cheaper flats if casual vacancies were available in existing 
estates. Those families who relied on public assistance could move to the new 
estates since the public assistance scheme would be responsible for the rents. 
Public housing rental policy is a controversial issue. Some tenants in a 
symposium on "Public Housing Redevelopment in Hong Kong" suggested that 
housing should be considered as welfare service, and that the Government should 
fully subsidize housing (Hong Kong Council of Social Services, 1976，p.39). The 
conclusion made in the symposium was that a reasonable ratio of rents should be 
calculated according to the affordability of most tenants, not just the income of 
the tenants. Since 1985, the rents have been fixed at about 15 per cent of the 
median income of citizens in Hong Kong. The Housing Authority emphasizes that 
the median rent-income ratio is considered to be within tenants' affordability. 
However, the suitability of using medium rent-income ratio to determine rents in 
the rental public housing is still debatable. 
In short, rents must be set according to the affordability of tenants. 
Tenants who are affected by redevelopment and willing to move to new flats must 
pay higher rents because of better facilities and larger flats offered. Those who 
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cannot afford higher rents can seek assistance from the Housing Department or 
the Social Welfare Department. An alternative is that they can move to the 
redecorated casual vacancies in existing estates with cheaper rents. 
Unwillingness to move to other areas . 
When there was no enough reception opportunity in the same region, 
affected residents were encouraged to move to other regions in the urban area 
or new towns in the New Territories. However, the displaced tenants were 
reluctant to move to the urban periphery. A research finding of Shek Kip Mei 
Estate in 1973 indicated that 86 per cent of the interviewers did not consider to 
move to a more distant estate than Pak Tin (a reception estate nearby) (William 
& Mok，1978, p.324). In some cases, problems of transportation, employment and 
schooling were created by relocation of tenants since they had strong economic 
and educational ties to the inner city. They insisted on staying in the inner city 
even they needed to move to redecorated housing units in older estates. Only 
nuclear families with none or few children are flexible and adventurous enough 
to move to the new towns (Drakakis-Smith, 1979, p. 121). These nuclear families 
can adapt to start new lives more easily. 
In order to smooth the redevelopment programme, it was suggested that 
the Housing Authority should consider whether there were enough reception 
vacancies in the nearby area before evacuation was planned. The objective of 
reprovisioning affected tenants in the same region should be achieved whenever 
possible. In addition, much attention should be paid not only to the physical 
environment and amenities of the new public housing estates, but also to the 
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employment opportunities in the new towns and their communication links with 
the urban areas (Lo & Kwok, 1973). 
Small size households 
In rehousing the singleton and doubleton households, the Housing 
Authority encouraged them to group into larger size households and moved to 
large families units since the building costs of persons per flat in larger housing 
units were much cheaper than those in smaller housing units (Drakakis-Smith, 
1979，P.121). Nevertheless, they did not share accommodation as happily and 
conveniently as they had in the past due to the awareness of the need for privacy 
and their increasing aspirations. 
In addition, the increasing demand for small flats in the past decade was 
partly due to the growing proportion of newly married couples, and they needed 
to separate from the other singleton families who shared the same 
accommodation in the past. Another aspect contributing to the rising demand of 
small housing units was the changing family structure in Hong Kong as more 
older folks who were being left behind as their children got married and moved 
out. As some of them could not afford higher rents in new estates, they requested 
to be rehoused in the dwelling units in the older estates. However, for those who 
were reluctant to stay in older estates and were willing to move to new estates, 
i 
there were inadequate number of small flats for them. The problem could not be 
rectified until the early 1990s when more small flats or converted flats are 
provided. ‘ � 
42 
Elderly population 
According to the earlier reprovisioning policies, there was no special policy 
to consider the accommodation of affected aged tenants. In reality, that group of 
people formed a significant proportion of residents in redeveloped estates. Most 
of the aged were living in the single-person or double-person living units. Those 
affected aged tenants were treated the same way as the singleton and doubleton 
households in reprovisioning. As they lived in cheaper rental units in the older 
i 
estates, they were unwilling to move to the new but higher rental estates. 
Moreover, they did not want to leave their community as well as neighbours since 
they could be taken care by the neighbours in present residences and they found 
it difficult to adapt to the new living environment in new estates. In April 1984, 
a group of elderly tenants petitioned the Housing Department for a review of its 
rehousing policy for the aged.i° 
In response to this, some suggestions were made. Special consideration 
should be given to the aged population in rehousing practice. In allocating new 
housing units to them, lower floor flats in the same estate or nearby estates were 
preferred.il Moreover, the Housing Authority should consider the population 
structure in designing new redeveloped estates. Provision of sheltered housing as 
well as hostel and home for the aged, in addition to increase the supply of small 
flats, in the new redeveloped estates could help the elderly to stay in the same 
community happily.^-
lOSouth China Morning Post, April 3，1984. . . 
u Wen Hui Pao, March 26，1984. 
i2Wah Kill Yat Po, February 26，1990. 
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To sum up, in dealing with RRP, there was a dilemma between the 
decision makers and the affected tenants. The affected tenants really wanted to 
be rehoused to accommodation with good quality, cheaper rents and close to their 
place of work and education. However, due to the limited resources of land and 
finance, the Housing Department could provide what it was available to the 
affected tenants. It could not fully satisfy all the affected tenants in general 
practice. 
In the first few years of RRP, many affected tenants did not welcome 
PHRP. Subsequently, they did not reject it, but they requested to be rehoused to 
the same estates. Nevertheless, it was not practicable as there were no reception 
vacancies in the same estates for the affected tenants in the first phase of 
redevelopment programmes. Even though their living environment was very bad, 
they were unwilling to move to other estates. It was mainly due to higher rents 
in new estates and their strong social and economic ties with their original 
community. In the later stage, due to the improvement of economic conditions of 
citizens, some tenants wanted to upgrade their living environment and were eager 
to move. They accepted the practice of reprovisioning in the same region. What 
they concerned more were the location of the reception estates, the earliest time 
of rehousing and the procedure of adding and splitting households.^^ In a survey 
result presented by the Joint Action Committee in May 1984, 64 per cent of 
households in seven older type estates preferred redevelopment of their present 
estates and 84.3 per cent of families preferred urban rehousing.^"* 
^^Interview results of staff of the Housing Department, 1991. 
^^South China Morning Post, May 22，1984. 
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RRP has been completed despite many initial difficulties. As the practice 
became more streamlined, the Housing Authority achieved the objective of 
providing better housing for the tenants. It forms a precious example of the later 
redevelopment programmes. 
Extended Redevelopment Programme (ERP) 
A review of the structural condition of the Housing Authority's housing 
stock was launched in 1980. It revealed maintenance problems of the middle-aged 
estates which were built in the late 1960s and the early 1970s. A report of this 
review, disclosed in March 1984，showed that nearly half of the inspected blocks 
were recommended to require significant repair work. A further comprehensive 
and detailed survey on 826 blocks over five years old was carried out in 1985 
i i 
I (Crosby, 1986). As a result, a ranking system of defective blocks was devised 
according to their safety condition. Blocks in Category I were in the most unsafe 
condition while those in Category IV were in a less dangerous condition (Table 
2.3). 
Immediate action advised by the Building Committee of the Housing 
Authority was followed. It was proposed that 26 defective blocks with 3 blocks in 
Category I and 23 blocks in Category II must be demolished immediately. ERP 
was, therefore, started in November 1985 in order to enable such large-scale 
demolition. The 26 obsolete blocks were distributed in eleven Mark IV to VI 




Table 2.3 ： Classified System of Public Housing Defective Blocks 
Category Description 
Category I: blocks have an unreasonably low margin of safety and 
should be cleared and demolished as soon as practicable. 
Category II: blocks are capable of being repaired but the cost and 
inconvenience of so doing make it more reasonable to 
demolish the buildings and redevelop the site. 
Category III: blocks will need repairs and possibly localized 
strengthening. They are of less concern though still 
‘ having strengths less than specified. 
Category IV: blocks may have strengths marginally less than specified 
but do not require structural concern. 
Source: Crosby, 1986，p.20. 
The objective of the ERP was to demolish all defective buildings which 
were structurally unsafe. Since the maintenance and repairs costs of defective 
blocks were very expensive and large scale repair work was inconvenient to all 
residents, it was more economical to demolish all defective blocks and to 
redevelop them according to modern standards. 
Implementation 
During the whole course of the rehousing exercise, understanding the 
individual needs of tenants through personal contacts and face to face interviews 

































































































1) formal letters were sent to affected tenants explaining ERP. Periodic 
newsletters were also sent to update particulars on new estates and flats 
available to tenants; 
2) special enquiry counters and telephone hot lines were set up. Home visits 
were made by estate staff day and night to identify tenants' respective 
problems and understand their needs and assistance in domestic rehousing; 
3) bulletins were displayed in affected housing estates listing casual vacancies 
， available; 
4) an information booklet called "Guideline for ERP" was distributed to all 
affected tenants explaining ways and means to assist them in rehousing; 
and 
5) housing staff attended periodic meetings with District Board Members, 
Mutual Aid Committees, Area Committees, etc., to brief them on the 
policies related to ERP, rehousing arrangements and progress of ERP. 
By adopting the above strategies, the affected tenants as well as the 
general public were better informed of the overall situation. 
Reprovisioning Policies 
Due to the abrupt nature of the programme, all the reprovisioning policies 
followed the previous practice of RRP with some amendments. 
For domestic tenants 
Rehousing arrangements have been carefully considered and the affected 
families are offered the choice of a variety of flats in existing or new estates. They 
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were also offered priority status to purchase home ownership units or rehouse in 
other rental flats without detracting from the previous RRP programme to 
redevelop the Mark I/II blocks. 
All affected families were paid a Special Allowance, in addition to the 
normal Domestic Removal Allowance, to assist them in their removal and 
decoration of their new flats. For that programme, a total of $57.2 million was 
paid to the 16,644 affected families.^^ 
For commercial tenants 
With the inception of ERP, rent deposits were granted to shop tenants who 
acquired commercial premises through open tender. Other reprovisioning policies 
were the same as RRP. However, disgruntled commercial tenants staged mass 
protests and petitioned the Housing Authority and the Government at the 
beginning of ERP. In the end, only 29 notices-to-quit were issued, but all of them 
eventually vacated their shop premises voluntarily before the demolition day. A 
total of $37.5 million had been paid as ex-gratia allowance to the 479 commercial 
tenants who were affected by ERP.i6 
For welfare/community facilities, schools & kindergartens 
In order to ensure that welfare services could be maintained without 
interruption, the Housing Department undertook to fund and to complete fitting-
out works of the reprovisioned premises. All welfare premises, especially those 
15HKHA unpublished data, 1989. 
i6op. cit. 
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people-oriented services such as Child and Youth Centres, Child Care Centres 
and Social Centre for the Elderly were reprovisioned to premises as close to their 
existing premises as possible. 
As for the five aided primary schools annexed to the redeveloped blocks, 
arrangement for their closure was made by the Education Department. The 
special school in Kwai Fong Estate was relocated to a purpose-built school in Lai 
King Hill Road. Two out of four private kindergartens affected by ERP were 
offered premises to continue their services in new estates if they would run on a 
non-profit-making basis.^^ 
For Resited Hawkers 
A total of 301 resited hawkers were affected by ERP. Reprovisioning 
1 � 
procedures were the same as the RRP. Fifty resited hawkers succeeded in 
acquiring alternative stalls to continue their business and $771,000 was paid as 
an ex-gratia allowance.^^ 
Achievements and Evaluation 
In total, 16,644 families and 73,475 residents were affected by ERP. By 
September 1989，the Housing Authority had finished the housing reprovisioning 
to all affected families. Among them, 80 per cent or 13,548 families were 
rehoused to other rental flats, and the rest or 3,096 families bought home 







ERP took only four years to complete. In order to speed up its progress, 
the Housing Authority had applied some special measures in reprovisioning. For 
instance, Special Allowances were given to both domestic and commercial tenants. 
In addition, domestic tenants were offered priority in purchasing home ownership 
flats. Commercial tenants were granted deposits in acquiring commercial premises 
through open tender. 
Nevertheless, rehousing of 3,094 small household families, including 1,074 
single-person households and 2,020 double-person households, was a problem that 
the programme faced. Since the supply of purpose-built small flats could not meet 
the demand of small households affected in the nearby reception estates, trawling 
exercises within these estates were launched and some 700 small flats were 
created to meet the demand.^^ 
、J 
The Housing Authority had made a great effort to complete ERP in a 
rather short period of time. Although some legislative procedures dealing with the 
construction problem have not been settled yet, the affected tenants have been 
given a better reprovisioning in public housing in Hong Kong. 
Comprehensive Redevelopment Programme (CRP) 
In view of the rapid economic development and rising living standards in 
Hong Kong, further redevelopment of non- self-contained and poorly equipped 
blocks is necessary. In 1987, the Government declared in its Long Term Housing 
Strategy (LTHS) that all Mark III to VI estates and FGLCH estates wouia 'be 
19 ^^op. Clt. 
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redeveloped by 2001. 
The main objective of CRP is to redevelop all non-self-contained blocks 
in order to improve the residential environment of all substandard buildings. The 
rationale behind CRP is partly economic as high maintenance costs cannot be 
covered by low rent in the older estates. In addition, these estates occupy high 
rent metropolitan area which could be used to generate more revenues. Also, 
overcrowding and a better balance of housing development by building more 
home ownership units on redeveloped sites are relevant factors (Lau, 1987). 
Implementation 
Under this programme, 160,000 households in forty-two estates would be 
affected, including those blocks and households in the previous uncompleted 
redevelopment programmes (HKHA, 1990). The rehousing operation includes an 
average 15,000 families each year. For the next 10 years, 470 blocks including 
150,000 families and 600,000 persons will be involved in the redevelopment 
programme. This rehousing programme is more ambitious than RRP and ERP .�� 
Distribution of CRP redeveloped estates announced at the end of 1991 is shown 
in Figure 2.4. 
To ensure better implementation, action is being taken on several fronts, 
including the acquisition of supplementary sites, studies on the redevelopment 
potential of existing estates and formulation of a comprehensive master 
programme for redevelopment (HKHA Annual Report, 1987). Owing to the 
^°Chairman of Management & Operations Committee's speech in the Housing 











































































































flexibility reason, the Housing Authority adopted the，Five Year Rolling 
Programme�approach. This five-year rolling programme will be announced in the 
beginning of each financial year so as to keep the public informed of the planned 
redevelopment within that period. The affected tenants will be formally notified 
of the details regarding the redevelopment of the blocks about 18 to 24 months 
before the evacuation dates. CRP is implemented phase by phase and will be 
reviewed periodically. 
In drawing up CRP, consideration has been given to the following factors 
as the basis for setting priorities: 
1) the age of a block; 
2) the type of block and hence the standard of facilities provided; 
3) the costs of general maintenance for the blocks; 
4) the redevelopment potential of the estate; and 
5) the availability of reception estates in the district. 
The speed of CRP is subject to the availability of reception resources. In 
the 1989-90 to 1993-94 period, 253 blocks in thirty estates will have been 
demolished (Lau & Suen，1989). Some anticipated difficulties, including the 
availability of land and finance, rehousing the affected tenants with adequate 
accommodation and other administrative problems might become obstacles to 




For domestic tenants 
Domestic rents for CRP estates are reviewed in December on a biennial 
basis. It is the current policy that the blocks involved in CRP for which formal 
announcement has been made, i.e., about 18 to 24 months before redevelopment, 
the rents will be frozen and excluded from rent review exercises. 
According to the "Domestic Rent Policy", which has been enforced since 
1988，the better-off tenants^^ are required to pay double rents. Nevertheless, 
affected better-off tenants under CRP need not pay double rents for the new 
replaced units although they have lived in rental public housing for ten years. The 
review will be made after ten years of their new contracts have been started. If 
the affected tenants have already paid double rents before the inception of 
redevelopment programme, they still have to pay double rents until they move to 
the new estates. 
Since CRP is a long term rehousing practice, only those CRP affected 
tenants involved in redevelopment programme in the forthcoming three years are 
encouraged to join the voluntary decantation scheme. This practice is subject to 
the availability of suitable vacancies in the new estates. Those eligible tenants 
who are willing to move to the new estates in remote part of the New Territories 
and Tseung Kwan O can apply for immediate processing. It is because these areas 
have high vacancies. The eligible tenants will receive the same Domestic Removal 
Allowance and Special Allowance as other CRP affected tenants. Besides helping 
Better-off tenants are those tenants with incomes exceed twice the income 





tenants, the present policy can reduce the demand of nearby reception flats in any 
future redevelopment programme. 
Single-person and double-person families are offered revised reprovision. 
They may move to single-person or double-person living units or elderly units. 
They can join other families and move to new accommodation. Single-person 
households can move to another redecorated rental units of 20 to 24 sq. m. in the 
older estates which will not be redeveloped within five years. For double-person 
households, newly redecorated rental units not exceeding 25.4 sq. m. are ready for 
them. Alternatively, they can opt for $11,520 Singleton Allowance or $15,360 
Doubleton Allowance. Single persons may move to singleton hostels without any 
removal allowance. For those who choose to opt for the Singleton or Doubleton 
Allowance can be offered the Domestic Removal and Special Allowances. 
However, they are not eligible for any kind of public housing within two years 
(HKHA, 1991a). 
Those CRP affected tenants who have already received official notices, can 
apply for HOS flats by using green forms with first priority. Those tenants who 
must be evacuated within three years may be offered the second priority. If their 
i,' < 
applications are successful, they must surrender all their rental flats to the 
Housing Authority. This is a change of policy from previous practice that only 
single rental flats must be surrendered by those households having two or more 
dwelling units. Simultaneously, they will be given the Domestic Removal and 
Special Allowances. Furthermore, CRP affected tenants, whose rental flats will 
be demolished in 18 months, are given first priority in applying HPLS. Successful 
applicants are offered the Domestic Removal and Special Allowances as they 
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surrender their rental public units (HKHA, 1991a). 
For commercial tenants & Resited Hawkers 
The affected tenants will be offered the same reprovisioning as the 
previous programmes, i.e., RRP and ERP. In addition, they can either participate 
in the restricted tenders or be offered $24,000 as the Restricted Tender Replaced 
Money. They can participate in the open tender. Successful applicants cannot get 
the three months rent free subsidy in new premises or monthly subsidy (HKHA, 
1991a). It will be the same treatment as RRP and ERP for the resited hawkers 
under CRP. 
Achievements and Evaluation 
Up to 1990-91，fifteen blocks in five estates, namely Shek Lei (I), Ko Chiu 
i 
I Road, Sau Mau Ping (III), Tsz Ching and Tsz Lok Estates, were evacuated. Some 
16,220 households and 840 commercial tenants were reprovisioned (HKHA, 
1991). During the last three years, 153,000 rental public and home ownership flats 
were built. Included in that number were about 33,000 flats taken up by families 
who had to move because of the redevelopment of older estates at present or in 
the near future.^^ 
Reprovisioning for the small size families and elderly people in 
redeveloped estates is still the major obstacle in CRP. Due to the changing 
demographic structure in the older estates, the demand for small housing flats for 
k � 




singleton and doubleton households is great. In addition, special care for elderly 
tenants must not be overlooked. The Housing Authority should meet the 
challenge to solve these problems in the near future. 
Although the Housing Authority encourages singleton and doubleton 
families to join other families and move to a bigger flats in rehousing practice, 
these families were unwilling to do so and they need independent housing units. 
Recently, this is a trend that more small size families are willing to move to the 
new estates as their economic conditions have improved and they demand a 
better living environment. As a result, the demand for small flats in the new 
estates increases dramatically. 
In 1988 to 1990 financial years, 3,900 single person housing units and 4,700 
double person dwelling units were required by the redevelopment programmes. 
Together with the other demands for small rental flats, the Housing Authority has 
I I 1 I just supplied enough single-person housing units in the same financial years. For 
I 
the double-person rental flats, an extra 1,400 double person housing units were 
needed. In the financial years 1991 to 1994, there will be a shortage of 2,630 
singleton housing units and 12,500 doubleton housing units (Table 2.4). 
、 ‘ 
Among the one-person households, most of the tenants are falling into 
over 60 years old age group (Table 2.5). It can be seen that the majority of 
singletons (56 per cent) in redevelopment estates are aged over 60. Like the one-
person households, the two-person households in redeveloped estates show an 
older population profile. Some 34 per cent of the two-person households had one 
member above 45 years old and one below. For both members aged over 45 years 
old, there is a greater percentage (58 per cent) in this categories (Table 2.6). The 
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Table 2.4 ： Estimated Demand and Supply for One-person and 
Two-person Rental Flats 
Committed 1988/89 - 1990/91 1991/92 - 1994/95 
Demand One-person Two-person One-person Two-person 
Redevelopment 3,900 4,700 4,200 6,900 
Clearance 1,300 3,200 300 2,700 
Temporary 2,400 1,800 7,300 6,600 
Housing 
Compassionate 1,100 1,000 1,400 1,300 
/Emergency 
Elderly Priority 300 3,000 800 4,000 
Scheme 
Management 300 0 400 0 
Transfer 
Total Demand 9,300 13,700 14,400 21,500 
Programmed 
Supply \ 
New 3,700 5,700 5,370 2,200 
Production 
Casual 3,700 7，100 5,300 6,800 
Vacancies 
Sheltered 1,900 0 1,100 0 
Housing 
Total Supply 9,300 12,800 11,770 9,000 
Source: HKHA unpublished data, 1989. 
proportion of aged population in redevelopment estates is large. In rehousing this 
group of tenants, much special consideration must be taken into account. 
Since the inception of CRP, requests for reprovisioning from aged tenants 
have been different from RRP and ERP. Besides their unwillingness to move to 
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Table 2.5 ： Age Distribution of One-person Households 
(Situation as at March 1989) 
Committed Demand Potential Demand 
Age Group Redevelopment Temporary Waiting List General 
Estate (%) Housing Applicants (%) 
Areas (%) (%) . 
0-14 0 0 0 0 
15-29 3 20 14 11 
30-44 16 43 34 12 
45-59 25 21 28 24 
60 + 56 16 ^ 53 
Total 100 100 I 100 100 
Source: HKHA unpublished data, 1989. 
r , . 
Other areas away from their present communities, they wanted to be rehoused to 
new flats in the same estate or nearby estates. They wanted to have a better living 
environment than before. In February 1991, A team of aged single tenants 
petitioned the Housing Department to request reprovisioning in the new singleton 
housing units in the same region.-^ 
As an increasing number of one-person and two-person households request 
to be rehoused to new dwelling units in new estates, the rising demand for small 
flats in new estates is unanticipated. The Housing Authority cannot meet the 
sudden increasing demand of small flats at the moment. It decides to implement 
a series of responsive strategies, including building extra wings in the lower ten-‘ _ • 
23Sim Pao, February 19，1991. 
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Table 2.6 ： Age Distribution of Two-person Households 
(Situation as at March 1989) 
, Committed Demand Potential 
Demand 
Age Group Redevelopment Temporary Waiting List General 
Estate (%) Housing Applicants (%) 
Areas (%) (%) 
both member 8 54 56 24 
aged below 45 
one member 34 30 25 21 
aged above 45 
and one below 
both members 58 16 19 55 
aged over 
45 
Total 100 100 100 100 
Source: HKHA unpublished data, 1989. 
storeys of new premises which can supply about one hundred small flats.24 In the 
near future, a greater effort is needed to satisfy the tenants�need with available 
resources. 
In conclusion, with twenty years history of PHRP, it faced many difficulties 
and made amendments in response to them. It has a longer path in the future. 
After analyzing the need for redevelopment and the role of PHRP, and evaluting 
the three particular public housing redevelopment programmes in Hong Kong, 
this study proceeds to examine the spatial impact of PHRP in the following two 
chapters. ‘ 
24Ming Pao, October 5, 1991. 
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CHAPTER THREE 
THE SPATIAL IMPACT OF PHRP — 
A CASE STUDY OF TSUEN WAN 
， The spatial impact of PHRP on metropolitan Hong Kong is a major 
emphasis of the present study. In this and the following chapters, focus will be 
directed upon the effect of resource allocation and the change in the spatial 
pattern of housing on the morphology of Hong Kong. In order to make the 
I 
I 
explanation more practical, Tsuen Wan will be applied as a case study for 
investigating PHRP. The present chapter provides the geographical background 
of Tsuen Wan first in order to familiarize with the case study. Then, analysis of 
resource allocation under the implementation of PHRP is investigated. Resource 
allocation in PHRP relies naturally on the key elements of land, housing units, 
financial and manpower resources. Proper planning of resource allocation is 
crucial to promoting PHRP. 
Geographical Background of Tsuen Wan 
Physical Landscape and Development 
Tsuen Wan is located in the northwestern part of the Victoria Harbotif in 
the New Territories. It is along the western boundary of Hong Kong's 
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metropolitan area (Figure 3.1). The district is based on the Kwai Chung and 
Tsuen Wan Valleys and is surrounded by the Tai Mo Shan in its north and the 
Rambler Channel in its south. 
Tsuen Wan has become the first generation new town since the early 
1960s. It extends over the areas of the present Tsuen Wan, Kwai Chung and Tsing 
Yi Island. Its transformation from a rural backwater to a burgeoning 
manufacturing centre began in the 1950s. Today it is the largest new town in 
Hong Kong in terms of total area and population. Tsuen Wan covers an area of 
about 3,500 ha. housing 690,000 inhabitants. When its development is completed 
in the next few years, it will have a population of nearly 720,000. Because of 
Tsuen Wan's rapid development in the past decades and its effective link to the 
main urban areas by a very good transportion network, it is included as a part of 
the metropolitan area of the territory. 
In terms of district administration, Tsuen Wan region is divided into two 
districts since September 1986. One is Tsuen Wan district and the other one is 
Kwai Chung and Tsing Yi district. 
Tsuen Wan has a planned capacity of about 900,000 population and its 
industrial land and commercial development can provide approximately half a 
million jobs for the local residents. In 1991，the population of the new town 
reached 712,383. Its population density is 8,892 persons per sq. km. (Census and 






































































































Tsuen Wan is an industrial agglomerated area and a major industrial 
region in metropolitan Hong Kong with both light industries, such as textiles and 
electronics, and heavy industries, such as ship building and repairing. Despite its 
being highly industrialized, it is also a heavily populated area. Competition for 
land by industrial and residential uses is common. Reclaimed land is the major 
source of land in the region for different uses. 
As shown in Table 3.1, the total planned development area in 1990 
(1,861.92 ha.) is 68.66 per cent of the total planning scheme area, 2,711.65 ha. 
The rest (849.73 ha.) is green belt. Among the total development area, industrial 
(342.76 ha.) and residential and commercial/residential (340.69 ha.) lands are the 
major land uses in Tsuen Wan. Another important land use in the region is open 
space. It is about 11.49 per cent (311.62 ha.) of the total planning scheme area. 
Transportation 
Tsuen Wan has a good transportation network with the outside areas. 
Castle Peak Road and Kwai Chung Road to the east and Castle Peak Road and 
Tuen Mun Highway to the west are the main trunk roads linking Tsuen Wan with 
urban Kowloon and the western part of the New Territories respectively. The 
newly completed Route 5 is a major trunk road linking Tsuen Wan with Shatin. 
Because of this, traffic between Tsuen Wan and the northeastern part of the New 
Territories is much more convenient than before. Upon the completion of the 
Tsing Tsuen Bridge in 1987，communication between Tsuen Wan and Tsirig' Yi 
Island has been strengthened. At present, there are two bridges connecting Tsing 
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Table 3.1 ： Planned Areas by Land Use Categories in Tsuen Wan, 1990. 
Land Use ^ 
Comprehensive Development Area 28.97 1.07 
Commercial 195.57 7.21 
Commercial/Residential 82.61 3.05 
Residential 258.08 9.52 
Industrial 342.76 12.64 
Open Space 311.62 11.49 
Government/Institution/Community 136.17 5.02 
Village Type Development 95.28 3.51 
Other Specified Uses 163.90 6.04 
Major Road 245.93 9.07 | 
Nullah i m 0.04 � 
t 
Total Development Area 1,861.92 68.66 j 
Green Belt 849.73 31.34 
Total Planning Scheme Area 2,711.65 100.00 
I I I 1 
Source: Town Planning Office, Tsuen Wan, Kwai Chung Sc Tsing Yi -- Outline | 
Zoning Plan, 1990. j 
Yi Island and Tsuen Wan. 
In addition to the comprehensive road network, Mass Transit Railway 
(MTR) provides speedy transport means to local residents. All the MTR stations 
are adjacent to both public and private housing areas. Furthermore, ferries 
provide another means of transport for local residents with the urban areas. Tsing 
Yi Island and Tsuen Wan Ferry Piers assume major roles in alleviating traffic 
te 、 
jams on land during rush hours. 
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Housing 
Tsuen Wan is well known for the number and size of its public housing 
estates, which house over 70 per cent of the region's population. There are 
twenty-one public housing estates in Tsuen Wan built and managed by the 
Housing Authority. These estates house a population of 409,922. In addition, 
there are nine HOS estates in Tsuen Wan. They provide decent accommodation 
for over 40,000 residents. Fifteen Temporary Housing Areas currently house 
10,743 people who are not immediately eligible for permanent housing (HKHA 
Annual Report, 1991). Besides those public housing managed by the Housing 
Authority, the Housing Society also provides four housing estates to accommodate 
13,000 people in the area (Kwai Tsing District Board, 1990 and Tsuen Wan 
District Office, 1990). 
Besides public housing, a large number of private housing estates have 
been built by private developers recently, e.g. Luk Yeung Sun Chuen, Tsuen Wan 
Centre and Allway Garden. Moreover, a considerable number of old tenement 
buildings are found in Tsuen Wan's central area and Kwong Fai Circuit. 
Public Housing Redevelopment 
There are totally seven public rental estates in Tsuen Wan, which are or 
will be under the three particular public housing redevelopment programmes, i.e., 
RRP, ERP and CRP, in Hong Kong (Figure 3.2). Among these redeveloped 
estates, Kwai Hing is located in central Kwai Chung district, Shek Lei Estate in 
J ； 
the east, Kwai Fong Estate in the south, Kwai Shing East Estate in the southwest, 






































Under RRP, nineteen Mark II blocks in Tai Wo Hau Estate, which is the 
oldest estate in this area, had been demolished, and 7,200 households were 
rehoused (Lau & Suen, 1989). Moreover, with regard to the review of the 
structural condition of public housing stock in 1980，defective blocks at Kwai Fong 
Estate were first to be reported as substandard concrete, resulting in the proposed 
demolition of Block 5 and substantial repairs to Block 6. In addition, eleven 
blocks in four estates, namely Kwai Fong, Kwai Hing, Shek Lei and Kwai Shing 
East Estates, were classified as Category I and II blocks which were 
recommended to be demolished as soon as possible under ERP. Reprovisioning 
of affected tenants had been finished in 1989. Totally 5,902 families and 28,400 
residents were rehoused.^ 
In the scope of CRP, six estates with twenty-two blocks, including those 
buildings under the previous uncompleted redevelopment programme, will be 
demolished in 1989-90 to 1993-94 phase. About 6,885 households and 32,000 
residents are affected (Lau & Suen, 1989). Those affected estates under the 
programme are Kwai Chung (Mark III), Shek Lei (Mark IV & V)，Kwai Hing 
(FGLCH), Kwai Fong (FGLCH), Shek Yam (FGLCH), and Kwai Shing East 
(FGLCH) Estates. Except Kwai Chung and Shek Lei Estates were established in 
the early 1960s, all the other estates are middle-aged estates which have been 
built in the late 1960s and the early 1970s. A profile of the three redevelopment 
programmes in Tsuen Wan is shown in Table 3.2. Actually, there will be a large 
scale redevelopment programme in the near future under CRP. 





























































































































































































































































































































































































































































































In short, Tsuen Wan is a well known public housing-led new town. PHRP 
in Tsuen Wan is under careful supervision of the Housing Department. 
Redevelopment programmes can be well planned and closely monitored but 
rehousing people can never be a smooth and easy task. Tsuen Wan is an obvious 
example of this protracted exercise. In the future, Tsuen Wan will accommodate 
more people. Public housing is still the dominant type of accommodation in the 
area. It is necessary to investigate resource allocation in public domain. 
,3r 
Resource Allocation in the Housing System 
In Hong Kong's public housing system, lack of land and financial resources 
are major obstacles to public housing development. It directly affects the number 
1 I 
I . ‘ 5 . 
of dwelling units produced and the speed of production progress. It will affect 
PHRP as well. In this section, it attempts to investigate the effectiveness of 
resource allocation under PHRP in metropolitan Hong Kong. The four key 
elements for investigation are land, housing units, financial and manpower 
resources. In terms of comprehensiveness, the resource allocation under PHRP 
in Hong Kong will be presented and Tsuen Wan case study will be integrated in 
the analysis. 
Land Resources 
As mentioned in Chapter One, Hong Kong is characterized by a critical 
shortage of developable land and a high population density. These factors result 
, � . 
in a stressful demand for housing provision, especially in the metropolitan area. 
、 71 
I 
With respect to this, the public housing programme has faced the challenge to 
provide subsidized housing in the urban areas. PHRP is threatened by land 
shortage problem to a greater extent, and ultimately it helps to solve the problem 
through redevelopment of the urban areas. 
Regarding limited developable land in the metropolitan area, reclamation 
is the main solution to the land shortage problem. By 1991，21 sq. km. of 
reclaimed land has been created. However, only 13.5 per cent of the total land 
in Hong Kong is built-up area. Residential uses occupy 4.6 per cent, industrial 
uses involve 0.8 per cent and commercial uses engage 0.1 per cent of the whole 
area in the territory. Except in the built-up area, the rest of the territory is 
uninhabited, particularly scrub and grass land, woodlands and badlands (Table 
3.3). In addition, Hong Kong's landform is rugged. Approximately 80 per cent of 
i ‘ 
the territory is composed of hilly land. The larger piece of flat land is in the 
northwestern part of the New Territories which is far away from the urban areas. 
With the restricted amount of valuable land in Hong Kong, the Government takes 
up a role to distribute Crown land to different uses. 
The Hong Kong Government sells land to individual developers under 
leasehold. Land sale is thus a main revenue source for the Government. As the 
Government is committed to providing housing for the needy, free developable 
land for public housing is a subsidy to the lower income groups. Because the 
Government absorbs land costs, public housing tends to locate away from the 
built-up areas in order to minimize the government's opportunity cost. For 
instance, in the earlier time, public housing estates were built in Kowloon Central 
which was urban periphery in the 1960s. At present, this development strategy is 
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Table 3.3 ： Land Utilization in Hong Kong, 1990 
Categories Approximate Percentage 
area (sq.km.) of whole 
A. Developed Lands 
i. Commercial 1 0.1 
ii. Residential 39 3.6 
iii. Public Rental Housing 9 0.8 
iv. Temporary Housing Areas 2 0.2 
V. Industrial 9 0.8 
vi. Open Space 14 1.3 
vii. Government, Institution and 16 1.5 
Community Facilities 
viii. Vacant Development Land 34 3.2 
ix. Roads/Railways 22 2.0 
Subtotal 146 13.5 
B. Non-built-up Lands* 
i. Woodlands 220 20.5 
ii. Grass and scrub 519 48.3 
iii. Badlands, swamp and mangrove 44 4.1 
iv. Arable 69 6.4 
V. Fish ponds 17 1.6 
vi. Temporary structures/livestock 13 1.2 
farm 
vii. Reservoir 26 2.4 
viii. Other uses 21 2.0 
Subtotal 929 86.5 
Total 1,075 100.0 
* Within these are 413 sq. km. of country parks and special areas 
designated under the Country Parks Ordinance for protection of 
vegetation and wild life and for recreation. 
Source: Hong Kong Government, Hong Kong 1991, 1991. ‘ � 
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still employed. Large new public housing estates are built mainly in the new towns 
which are situated away from the existing urban areas. These areas command 
relatively low land costs. 
Nevertheless, public housing redevelopment programmes in the 
metropolitan area involve large scale rehousing of affected tenants. The 
Government needs to offer them adequate housing at or close to the redeveloped 
estates according to their wishes. Indeed, the Government plays a very crucial role 
in providing adequate land for PHRP. Without further provision of suitable land, 
which is close to the redeveloped estates, the progress of PHRP will be slowed 
down. 
I 
In fact, in implementing PHRP, a total land of 100 ha. in the urban 
districts is needed before 2001 in order to make PHRP on schedule? On the 
whole, nearly 30,000 public housing units will be lacking before 1994/95 due to 
an inadequate supply of land. In 1994-95, there will be 29 ha. of land in short 
supply for rental public housing and 17 ha. for HOS. As a result, building of 
approximately 11,800 new housing units will not be completed on schedule) 
The shortage of public housing units affects rents or prices of private 
housing indirectly as those people who cannot be housed through public housing 
scheme need to rent or purchase private flats. The structural excess of demand 
over supply results in an increase of rents or prices of private housing. In addition, 
the shortage of land directly leads to land price increase, and increase selling 
2Wah Kill Yat Po, May 14，1988. 
^Ming Pao, July 29, 1991. 
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prices of private flats consequently.^ As selling prices of home ownership flats are 
linked to private flat market prices, the selling prices of home ownership dwelling 
units increase accordingly as private flat market prices increase. Therefore, home 
ownership cannot be achieved by those lower income groups who were previously 
capable to purchase HOS flats. In view of the situation, the Housing Authority 
increases the eligible income limits for private sector applicants in order to 
facilitate applications. On the surface, the Housing Authority appears to make 
HOS flats to be within reach by more people. Ultimately, the public housing 
scheme still cannot cater to those households whose incomes exceed rental publie 
housing maximum income limits but are insufficient to purchase home ownership 
flats. These households can only live in private flats with high rents. It is an 
unfortunate outcome of land shortage problem. In the case of Tsuen Wan, it 
explains the effect of land shortage on PHRP. 
Tsuen Wan is one of the major residential regions in metropolitan Hong 
Kong. Due to the population increase through urbanization in the past decades, 
new land must be created by reclamation in order to provide more residential 
land use to meet the increasing demand of dwelling units. However, this kind of 
valuable land supply is reserved for high return development. For instance, a large 
private housing estate, Riviera Garden, was built on reclaimed land of Tsuen Wan 
South. 
New public housing development in Tsuen Wan district has been slowed 
down since the early 1980s. No further l a r g e rental public estate has been 
^Wen Hui Pao, June 11, 1991. 
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established after the late 1980s. The scarcity of land in th~ central Tsuen Wan 
district is the prime reason which hinders further public housing development. 
The limited precious land is leased for private development. Another potential 
site for public housing development is Tsing Yi Island. At present, there are six 
rental public estates and six HOSestates located on the island, with most of them 
built in the 1980s. In the 1980s, land price in Tsing Yi Island is much cheaper 
than in the Tsuen Wan district due to its newly development. This is an evidence 
that the Government build public housing on the less valuable land. 
Because all of the redeveloped estates are concentrated in the Kwai Chung 
district, there is a lack of reception places for reprovisioning near the redeveloped 
estates in the same region to meet such a great demand simultaneously. This will 
slow down'the redevelopment scheme in return. As a consequence, the long term 
planning of rehousing schedule is very important. Although Tsing Yi Island can 
provide abundant new accommodation for affected tenants, frequent traffic jams 
due to the saturation of the transport system makes the connection between the 
Kwai Chung district and Tsing Yi Island poor, thus impeding the rehousing 
programme. Especially when the Housing Department needed to rehouse the 
affected tenants in the twenty-six defective blocks in the mid-1980s, the problem 
of land shortage' for building adequate reception places became acute. 
Fortunately, the Government adopted to provide a few supplementary sites in 
Kwai Chung and Shek Lei for building reception blocks in order to accommodate 
/ , 
the affected tenants. 
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Table 3.4 ： Target Production of Public Housing by Sites, 1991-2001 
Year Redeveloped Sites Other Sites 
1991/92 8% 92% 
1992/92 20% 80% 
1993/94 13% 87% 
1994/95 45% 55% 
1995/96 40% 60% 
1996/97 46% 54% 
“1997/98 30% 70% 
1998/99 42% 58% 
1999/2000 26% 74% 
2000/01 53% 47% 
Source: HKHA Annual Report, 1991，p.22) 
Although PHRP creates the demand for supplementary land in 
reprovisioning affected tenants in the initial stage of the programme in each 
region, redeveloped sites provide land for building new public housing units to 
accommodate affected tenants of other redevelopment programmes in the same 
region. In addition, some vacant flats in new redeveloped estates can be allocated 
to waiting list applicants. Thus, it partly helps to solve the problem of searching 
adequate new land for building more modern and decent public housing in the 
long run. At present, this effect is not very obvious in the public housing system. 
However, it will become more and more significant in the near future. As shown 
in Table 3.4, the proportion of redeveloped sites as production sites will increase 
from 1991-92 onward. It will reach 53 per cent of total production sites in 2000-
： 7 7 
I 
01. It is mainly due to more redeveloped estates will be demolished by 2001. As 
a result, redeveloped sites will become major areas for new public housing 
development. 
In short, PHRP creates new demand for supplementary sites on the urban 
areas in order to house affected tenants. In the long run, PHRP will provide more 
redeveloped sites to build modern housing in the metropolitan area. A long term 
comprehensive planning in the public housing system is necessary to make use of 
all possible land resources, including redeveloped sites in the metropolitan area, 
to facilitate public housing programme. 
Housing Units Allocation 
PHRP can be viewed as a programme of re-allocating housing units to the 
I 
sitting tenants in the public housing system. It creates a problem of how accurate 
housing units allocation can be made. In this section, it discusses housing units 
allocation of new housing units and casual vacancies, and the effect of space area 
allocation relaxation on it, under PHRP. In addition, issue of "Letter of 
Assurance" and high refusal rate by affected tenants create disturbances to the 
housing units allocation. It will then examine the geographical setting of housing 
units allocation under PHRP. 
Although redevelopment of public housing creates a great demand on new 
housing units, it has no effect on the overall demand of housing units within the 
public housing system. The main reason is that affected tenants of redeveloped 
estates surrender their old flats and move to other housing units under 
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redevelopment arrangements. It is only a practice of internal movement within the 
public housing system. In the short run, redevelopment category definitely 
competes with other categories^ in the new housing allocation. In the long term, 
after the completion of redevelopment programmes, a large number of new 
housing units with an improved living environment and modern facilities will be 
built on the redeveloped sites. These become one of the major sources of new 
flats in the public housing system. 
The demand of sitting tenants in redeveloped estates forms one category 
out of numerous categories of rental flats allocation. The proportion of allocation 
among Redevelopment/Conversion, Relief of Overcrowding and Waiting List 
Applicants categories varies from year to year (Table3.5). 
After the decision was made by the Government to step up PHRP in 1983, 
about 17 per cent of the total rental units were distributed to 
I 
Redevelopment/Conversion division. The proportion of allocation to 
- : � 
Redevelopment/Conversion increased over the years. Due to ERP started in 
！ 
I 1985, more rental houses were allocated to Redevelopment/Conversion category 
from then onward. In 1985-86, 22.75 per cent of total rental units were allocated 
to Redevelopment/Conversion category. The inception of CRP has extended 
PHRP to a larger scale since 1988. About 26.75 per cent of rental flats were 
distributed to Redevelopment/Conversion category. In financial year 1989-90，the 
^Besides Redevelopment/Conversion category, there are 11 categories in 
rental flats allocation. They are Waiting List Applicants, Relief of Overcrowding, 
Junior Civil Servants, Development Clearances, Clearance /Walled City, Re-iise 
of Temporary Housing Areas, Victims of Fires and Natural Disasters, Ex-tenants 
of Dangerous Buildings, Occupants of Huts and Other Structures in Dangerous 
Locations, Compassionate Cases and Miscellaneous. 
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Table 3.5 ： Allocation of Rental Flats Among Redevelopment/Conversion, 
Relief of Overcrowding and Waiting List Applicants Categories 
(1974/75-1990/91) 
j 
Redevelopment/ Relief of Waiting List 
Conversion Overcrowding Applicants 
Year Unit %** Unit %** Unit %** 
74/75 1,363 10.61 712 5.54 5,357 41.68 
75/76 1,229 7.37 2,195 13.16 6,733 40.35 
76/77 2,006 12.46 2,657 16.51 4,209 26.15 
77/78 1,724 12.23 2,181 15.47 5,135 36.42 
78/79 3,293 18.59 2,438 13.76 2,237 12.63 
79/80 4,949 17.13 1,677 5.80 10,921 37.80 
80/81 3,168 11.26 1,218 4.33 13,000 46.19 
81/82 3,220 10.09 1,458 4.57 12,300 38.55 
82/83 6,000 17.35 2，615* 7.56 12,170 35.20 
83/84 6,000 17.75 1，272* 3.76 13,481 39.87 
84/85 6,061 18.07 1,571 4.68 13,268 39.56 
85/86 8,200 22.75 1,635* 4.54 13,200 36.62 
86/87 8,700 23.16 1,670 4.45 14,212 37.84 
87/88 9,215 23.94 1:465 3.81 14,556 37.81 
88/89 9,000 26.75 1,871 5.56 10,500 31.21 
89/90 14,000 29.95 1,839 3.93 14,500 31.02 
90/91 12,100 27.71 2,597 5.95 14,000 32.07 
* Includes transfer from Mark I/II blocks. 
** Percentage of total rental flats allocated in specific years. 
Source: HKHA Annual Report, various years. 
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proportion of Redevelopment/Conversion category increased to nearly 30 per 
cent of total allocation units, it shows an increase of three times than in 1974-75. 
Besides Redevelopment/Conversion category, sitting tenants are also re-
allocated rental flats through Relief of Overcrowding category. Usually, the sitting 
tenants in older estates with overcrowding problem can obtain larger living space 
I through the allocation of Relief of Overcrowding category. In the last two 
decades, this category occupied about 5 per cent of total rental flats allocation on 
average. Except from 1975-76 to 1978-79, more than 13 per cent of total rental 
flats allocation were distributed to this category. It might be a result of the policy 
of the Ten-Years Housing Programme to improve the living environment of 
tenants in older estates. One implication of more rental flats allocated to this 
category is that more small size rental flats are required in 
Reddvelopment/Conversion category. With the overcrowded families having more 
opportunities to move to other larger flats, some smaller size households move 
to the same flats due to the larger living space allocation per individual under 
i . 
current standards. Once the older estates are demolished, the problem may be 
raised because more small size flats are required. 
Housing units allocation may be related to the inequity problem in society. 
With the improvement of economic conditions of sitting tenants in the older 
estates in tHe past decades, some of them became better-off tenants. Their 
relocation to new estates proceeds regardless of income limits and conditions. The 
waiting list applicants are people who are subject to an income limit and do not 
own any housing. Yeh (1990) argued that only less than 40 per cent of the rental 
public housing units were allocated according to income-limit criteria, people who 
81 
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did not face income scrutiny may have incomes higher than the income limit. This 
« 
created inequity in the public housing system. There is a long waiting list of rental 
public housing and it takes several years to be allocated housing, a large number 
of needy households did not get subsidy. As shown in Table 3.5, the proportion 
of rental flats allocated to the waiting list applicants has been declining. The 
Waiting List Applicants category occupied 41.68 per cent of total rental flats 
allocation in 1974-75, however, it declined to 32.07 per cent in 1990-91. Especially 
in the late 1980s, there were three consecutive years from 1988-89 to 1990-91 of i j 
low proportion to overall allocation. It may be explained by the increasing 
proportion of rental flats allocation to other categories, particularly to 
Redevelopment/Conversion category. However, in terms of the total number of 
rental flats distributed to Waiting List Applicants category, the 1990-91 figure was 
nearly five times that of 1974-75. It implies that more rental housing units have 
been built to meet the enormous demand. Even though with the great effort of 
the Housing Authority to provide more rental flats to the needy, there were still 
163,500 live applications on waiting list at the end of 1990-91 (HKHA Annual 
Report, 1991，p.66). 
Waiting list applicants form the most important category in the rental flats 
allocation. They become the newcomers of the public housing system. One policy 
guideline from the Housing Authority is that allocation of rental housing units to 
Redevelopment/Conversion category will not affect the allocation to other 
categories. From the above analysis, Redevelopment/Conversion category has an 
increasing proportion of the total rental flats allocation. As a result, allocatidri to 
other categories has been influenced. In order to make allocation of rental 
82 
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housing units to be more fair, the long term planning of distribution among 
various categories is very crucial. In addition, a flexible adjustment makes the 
allocation practice more realistic. Better-off tenants are encouraged to buy home 
ownership flats or even leave the public housing system through joining HPLS or 
by their own efforts. The demand of sitting tenants from 
Redevelopment/Conversion category for new rental housing units can thus be 
reduced. More new housing units can be allocated to waiting lists applicants. As 
a ^ consequence, those who really need public housing subsidy can be satisfied. 
Some people voice their opinions to the present practice of public housing 
allocation pattern. Fung (1987) criticized the housing units allocation to the effect 
that Redevelopment/Conversion category consumed too many new rental units 
in the public housing system. As sitting tenants in redeveloped estates are anxious 
to improve their living environment, they hope to be rehoused in a new 
environment with better facilities and infrastructure. Once they can afford higher 
rents in the new estates, they opt for new flats. Building of more new housing 
units is the ultimate solution in eliminating allocation difficulties. Comprehensive 
planning and development in public housing is essential. 
According to LTHS, the total production commitment would be increased 
by about 125,000 public housing units due to the further redevelopment of older 
rental estates, the majority of which would have to be offered through the rental 
public housing programme and HOS (Hong Kong Government, 1987, p.9). Based 
on a 1986 review of housing demand and supply, an additional 960,000 new 
housing units will be needed to satisfy all demand by 2001 (Hong Kong 
Government, 1987, p.2). The Government adopted the demand-led approach in 
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housing provision. In the next six years, 78,000 new flats will be required for 
rehousing. This represents approximately 35 per cent of the total production of 
230,000 flats during the period (HKHA Annual Report, 1991，p.6). 
In Tsuen Wan, a total of 22,494 rental flats will be produced when 
redevelopment programmes in the six redeveloped estates will have been 
completed. In addition, 3,570 HOS flats will be produced in Kwai Hing, Shek Lei 
Figure 3.3 : Forecast Production of Flats in Tsuen Wan Redeveloped Estates 
[liiii 
Kvai Hing Kwai Chung Kwai Fong 
Shek Lei Kwai Shing (E) Tai Vo Hau 
Redeveloped Estate 
( Source: HKHA unpublished data, April 1991 
and Tai Wo Hau Estates redeveloped sites (Figure 3.3). Due to a large scale 
redevelopment programme being carried out in Tsuen Wan, a majority of the'new 
housing units built on the redeveloped sites are used to accommodate 
84 
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redevelopment affected tenants. They may come from the same estate of further 
redevelopment phases or the nearby redeveloped estates. For instance, after the 
completion of Tai Wo Hau Estate redevelopment programme phase 1 and 2, new 
housing units were mainly taken up by Tai Wo Hau Estate RRP phase 3 and 3A 
affected tenants and Kwai Fong Estates ERP affected tenants. Moreover, the new 
vacancies provided in the last phase of Tai Wo Hau Estate RRP will be served 
as the reception place of Kwai Chung Estate CRP phase 1. Hence, the cycle of 
rehousing continues until all redevelopment affected tenants are settled . 
.. _-
Besides the allocation of new housing units, casual vacancies in existing 
rental estates are another source of flats to accommodate affected tenants. Flats 
", 
in this group are those which will not be demolished within five years and have 
been redecorated. The affected tenants who cannot afford higher rents in the new 
~" , 
estates will choose to stay in these kinds of flats. In financial year 1990-91, 9,400 
casual vacancies were allocated to various categories, including the 
Redevelopment/Conversion sector (HKHA Annual Report, 1991, p.66). 
In order to improve living conditions, the Housing Authority adopted to 
increase the Internal Floor Area (IF A) per person. The affected tenants of 
redeveloped estates have already benefited from this exercise. This practice 
affects the housing, units allocation in. public housing as a whole. At the inception 
of public honsing programme in Hong Kong, a minimum space allocation 
standard of only 2.2 sq. ID. per adult was used. It was raised to 3.3 sq. m. and 
4 sq. m. in the early and late 1970s respectively. However, in the past decade; the 
allocation standards must be relaxed in keeping the raising aspirations of the 
population and sitting tenants for more spacious accommodation. The increasing 
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demand for small flats to rehouse one and two person households is another 
important reason for the relaxation of allocation standards as more small size 
housing units are left for housing small size households. It hopes to solve the 
shortage problem of one-person and two-person housing units from all categories. 
In Tsuen Wan, the number of singleton and doubleton households in 
Group B estates were 3,129 and 4,130 in 1986 respectively (Census and Statistics 
Department, 1986). They were totally one-third of the total households in the 
i 
same estates group. Most of the sitting tenants in this group are being rehoused 
under PHRP. Actually, one-person and two-person households are given more 
space per person in new estates in comparison with larger households since one-
person and two-person households likewise require self-contained toilet and 
kitchen facilities. Flexibility in allocation space standard helps to make the 
rehousing process more efficient. 
In September 1987，the previous minimum space standard of 5 sq. m. per 
person IFA in 1982 was relaxed to 5.5 sq. m. per person IFA. In December 1991， 
it was announced that the prospective tenants could choose either the existing 
standard at 5.5 sq. m. or a new allocation standard at 7 sq. m. per person IFA 
with the corresponding median rent-income ratio not exceeding 15 per cent and 
18.5 per cent respectively. For the affected tenants in redeveloped estates, they 
are offered even larger space allocation standards because actual allocation is 
governed by a set of standards which stipulate the number of persons to be 
allocated to each flat type and size. 
Allocation space per person in different estates varies (Table 3.6). Larger 
allocation space per person can be offered in Former Resettlement estates and 
86 . 
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Table 3.6 ： Allocation Pattern in Different Types of Estates 
Allocation Range Range of Space per Person in sq. m. IFA 
(person) FHA & NHA* FRE & FGLCH** 
1 10.8-17.0 7.8-19.8 
2 8.7-11.0 10.3-12.1 
2-3 7.3-17.4 8.3-17.4 
3-5 7.0-12.7 8.0-14.4 
5-6 7.3-11.2 NIL 
“ 7.1-8.8 ^ 
* FHA & NHA refer to Former Housing Authority estates and New 
Housing Authority estates respectively. 
** FRE & FGLCH refer to Former Resettlement estates and Former 
Government Low Cost Housing estates. 
Source: HKHA, 1990b, p.21. 
Former Government Low Cost Housing estates. Because flat sizes in these estates 
are smaller, they are used to house small households not greater than five-person 
families. The new Harmony block designs allow greater flexibility in flat mix to 
cater for different needs. This building design offers better internal layout. 
Figure 3.4 shows the layout of different size of flats and allocation pattern in 
Harmony blocks. Larger flats will be provided for young couples or younger 
singletons in order to allow for future expansion in household size. This has a 
long term effect in preventing overcrowding as previously experienced in the older 
estates. 
Building of new housing units in the various phases of redeveloped'sites 
should take account of the demographic structure of the potential tenants who are 
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Figure 3.4 ： Lay Out of Different Flats in Harmony Block 
Lay-out of Small Flat in Harmony Block Lay-out of Converted One-Person Flat in Harmony Block 
^ ^ ^ ^ ^ ^ ^ ^ ^ ^ ^ s h a r e d a c c o m m o d a t i o n c o n v e r s i o n II 
哪 M 
Lay-out of Two Bedroom Flat in Harmony Block Lay-out of One-Bedroom Flat in Harmony Block 
Lay-out of Three-Bedroom Flat in Harmony Block 
Source: HKHA, 1990b., 
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usually the affected tenants in the same estate of second and following phases. As 
the trend of increasing one-person and two-person households dominated in the 
obsolete estates, the Housing Department must build an adequate number of 
small size flats on the redeveloped sites, particularly for the elderly people who 
are singleton or doubleton. j �. 
With regard to the estimation of one and two person households in the 
next six years, 11,612 and 12,469 singleton and doubleton flats will be required by 
PHRP respectively. In Tsuen Wan, approximately 950 singleton housing units will 
be needed (HKHA, 1991b). In addition, approximately 10 per cent of the 
population is older than 60 years old in Tsuen Wan. In Kwai Chung Estate which 
is over twenty years old, around 23 per cent of the total population was over sixty 
years old at the end of 1989. For Tai Wo Hau Estate upon which redevelopment 
programme has been partly completed, nearly 17 per cent of the total population 
V • : 
was elderly.^ 
- L i I 
In response to the problem of lacking small size housing units in new 
estates, the Housing Department adopted to convert larger flats of Harmony 
blocks into two or three separate units between 11 and 15 sq. m. in size. Mainly 
single elderly people affected by redevelopment are rehoused in these flats with 
communal toilet and kitchen facilities. In the future, a higher percentage of small 
flats will be built in Harmony blocks in those districts where the rehousing of 
larger households will not be affected. In addition, no further conversion of larger 
flats will be carried out to make shared flats, other than those already 
contractually committed. The Housing Department recognized that tenants 
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required independent living units of their own. 
Two issues are raised in the progress of PHRP affecting the housing 
allocation in the public housing system. One is the issue of "Letters of Assurance" 
and the other is the high refusal rate by the affected tenants under PHRP. Firstly, 
in the operation of PHRP, the Housing Department had already issued a total of 
889 "Letters of Assurance" to the affected households. As mentioned in the 
letters, affected tenants were given the option to return to original blocks after 
renovation or new blocks in the same estate. Among all of these, 884 "Letters of 
Assurance" were issued for Kwai Fong Redevelopment Phase I and Phase II 
affected tenants under ERP. These represented 35.8 per cent of the total number 
of affected families (2,473 families).? Since the above group of tenants had been 
rehoused once when their living blocks were declared structurally unsafe, their 
second removal would affect the allocation of housing units to the other tenants. 
Although not all of the families who got the "Letter of Assurance" would 
opt for rehousing twice, it did not guarantee how many of them would opt for 
second removal. It was not fair to other tenants under the same redevelopment 
programme without the "Letter of Assurance". In Kwai Fong Redevelopment 
Programme Phase I，161 out of 307 families opted to return to the new blocks in 
the same estate, with majority of them being first rehoused in Block 6 in the same 
estate.8 After evaluation, the Housing Department does not issue further 
assurance letters under the present practice unless there is an absolute 
operational need. 




• • i ‘ ；. • 
Secondly, the high refusal rate of the affected tenants also affects the 
housing allocation in public housing. Normally, redevelopment affected tenants 
have three chances to choose their reception places. If the affected tenants refuse 
once, they have to wait from two to three months for another chance. Because the 
redevelopment affected tenants have already lived in public housing for a longer 
period of time, they did not mind to wait for suitable rehousing according to their 
wish. The affected tenants have the right to choose and refuse undesirable 
reprovision. The high refusal rate of flats offered to households affected by 
redevelopment programmes was one of the main reasons for the large number of 
vacant rental public housing units recently. In 1990，36,000 vacant rental flats per 
month were recorded, compared with only 21,578 in 1986? This indicated 6 per 
cent of the total rental housing units in the year. 
Among all the vacant rental housing units, about 10,000 flats are retained 
for waiting list applicants, around 10,000 flats are reserved for redevelopment and 
clearance affected people, approximately 2,000 flats are allocated to those waiting 
for redevelopment, and other flats have not been handed over by the Construction 
Branch are held vacant for maintenance and repair or have been refused by 
applicants.^® In order to reduce the number of vacant rental flats, the Housing 
Department examined the policy towards households that repeatedly refused 
offers of housing. Moreover, an improved computer system will be established to 
provide better control of vacancies and to help staff to allocate flats. With a 
better control of unoccupied rental flats, housing units can be allocated more 
^South China Morning Post, November 29，1991. 
lOWah Kill Yat Po, November 22, 1991. 
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efficiently and systematically. 
Geographically, most of the redeveloped estates are situated in the 
metropolitan area, especially concentrated in Kowloon and Tsuen Wan. The 
affected tenants in Tsuen Wan as well as in other regions request to remain in the 
urban areas after evacuation. The reasons for their actions have been explained 
in the previous chapters. The most important reason is that they are reluctant to 
move to the new towns in the northern New Territories and Tseung Kwan O 
because of long commuting time from the urban areas. 
From 1975 to 1987，more rental public housing units are built in the new 
towns than in the urban areas (Figure 3.5). The difference of rental housing 
production between the urban areas and the new towns were great in 1983-85. In 
I that years, 38,607 units were built in the new towns, but only 14,440 units were 
I 
! 
constructed in the urban areas. The increase in new housing units in the urban 
areas requires the demolition of older blocks to provide land for rebuilding. Even 
V , . 
though the redeveloped sites in the urban areas can provide land to build new 
housing units, it takes approximately five years to complete the rehousing and 
rebuilding processes. Tight allocation of new housing units among various 
categories, especially in the urban housing, is very obvious. Not until the 
completion of PHRP, the shortage problem of urban housing in the public 
housing system cannot be eliminated. 
In solving the problem of a great demand for urban public housing, one 
of the development strategies adopted by the Housing Authority is to divert public 
housing tenants to the new towns. Recently, a new strategy was adopted to reduce 
to half the rents of estates in Tin Shui Wai New Town in order to attract sitting 
( 9 2 
f 
Figure 3.5 ： Production of Rental Public Housing in the Urban Areas 
and New Towns. 
6 0 . 0 0 0 
� Urban Areas I � T o w n s . 1 1 
1975-77 1977-79 1979-81 1981-83 1983-85 1985-87 
Y e a r s 
Source� HKHA Annual Report, various years. 
tenants and waiting list applicants to move to it which is remote from the 
metropolitan area, i.e., 15 km. and 30 km. away from Tsuen Wan and Central 
respectively. Transportion networks between Tin Shui Wai and the urban areas 
are now developing. Public transport is the major means of transportion for public 
housing tenants. As most of the tenants commute daily, transportation cost plus 
housing cost are their main expenses. Cutting down rents may not be the sole 
solution to attract more tenants. Improvement of public transport is more 
important in this case. 
In a nutshell, public housing units are valuable resources in Hong Kong. 
With an inadequate supply and an enormous demand at the moment, a well-
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planned allocation system of rental flats is necessary. Equity in distributing rental 
housing is one goal to be achieved in the near future. 
Financial Resources 
Before evaluating the effectiveness of financial resource allocation under 
PHRP, the financial status of public housing programme will be presented first. 
It hopes to clarify the financial control of public housing system which bears the 
cost of PHRP. Then, it proceeds to apply a cost-benefit analysis to evaluate 
PHRP. 
Public housing in Hong Kong has been given a high priority in the 
allocation of public funds. Housing subsidies are principally in the form of land, 
infrastructure, and low interest rates. In the past few years, the production of 
public housing has received nearly one-third of Hong Kong's total annual public 
expenditure. Under the present practice, the Government provides the Housing 
Authority with free land and fixed amounts of capital for running the public 
housing programme in Hong Kong. 
After the Housing Authority was reorganized on April 1，1988，it became 
an independent body with a separate financial identity and autonomy. It obtained 
$10 billion capital injection by the Government. The Housing Authority is 
expected to achieve financial self-sufficiency by 1993-94 and hence will be able 
to finance its activities from its own funds. Incomes from the sale of HOS flats 
become the major revenue for the Housing Authority. Maintenance and repairs 
costs are one of the largest expenditures in the budget. In 1990-91, approximately 
$6.5 billion was used as the Housing Authority's capital costs and $942 million 
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was applied in maintenance costs, including work on modernising the older estates 
(HKHA Annual Report, 1991). 
In examining the financial resource allocation of PHRP in Hong Kong, a 
cost-benefit analysis is applied. The cost-benefit analysis is a technique for 
assisting decisions about the allocation of a society's scare resources. It is 
commonly used in evaluating public projects. In general terms, costs are defined 
as detractions from, and benefits as contributions towards, projects or programmes 
(Schofield, 1989，p.l). Obvious costs of PHRP are construction costs, ex-gratia 
allowances offered to affected tenants and administration costs. The main 
financial source of PHRP is from revenues through rents of rental flats and selling 
HOS flats. 
Redevelopment of obsolete estates became one of the major items of 
expenditure on construction in the Housing Authority's account. In financial year 
1990-91, about one-fourth of the Housing Authority's capital expenditure of rental 
housing was spent on redevelopment of existing estates. A steady increasing 
proportion of expenditures on this category can be seen in Figure 3.6. This is a 
result of the Government's anticipation to speed up PHRP after LTHS was 
announced in 1987. 
For the completion of RRP, the total construction cost was around $11 
billion at today's prices. $643.2 million was spent on Tai Wo Hau Estate 
Redevelopment Programme. It is shown in Table 3.7 that estimate projects costs 




Figure 3.6 ： Percentage of the Housing Authority's 
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Table 3.7 ： Construction Expenditure of Redevelopment Projects in Tsuen Wan 
Redeveloped Estates 
Estate Projects Estimate ($M) 
Kwai Chung Area lOB* 134.3 
Kwai Chung Estate 1,113.9 
Kwai Fong Estate 689.8 
Kwai Hing Estate 260.5 
Kwai Shing (E) Estate 223.8 
Shek Lei Estate 557.3 
Tai Wo Hau Estate 643.2 
Total 3,622.8 
*It is the reception area for Kwai Shing (E) Redeveloped Estates. 
Source: HKHA Annual Reports various years and unpublished data, 1990. 
j • j 
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Besides construction costs, ex-gratia allowance offered to the affected 
tenants are also major expenditures of redevelopment programmes. In Tai Wo 
Hau Estate Redevelopment Programme, $54 million ex-gratia allowance was 
distributed to domestic and commercial tenants and resited hawkers. For ERP in 
Tsuen Wan, some $32 million ex-gratia allowance was allocated. Details of ex-
gratia allowances for the domestic and commercial tenants and resited hawkers 
involved are shown in Table 3.8. 
For most of the affected domestic tenants, ex-gratia allowance offered can 
only subsidize a portion of their decoration fees. The main factor governing 
tenants' acceptance of rehousing is their desires to improve the living 
environment. They had tried to bargain for more allowance and did not succeed, 
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Table 3.8 ： Ex-gratia Allowances for Domestic and Commercial Tenants and 
Resited Hawkers 
Domestic Ex-gratia Allowance 
No. of members Removal Special Total 
1 $1,080 $2,000 $3,080 
2 $2,140 $2,000 $4,140 
3 $2,770 $2,000 $4,970 
4-5 $3,520 $2,000 $5,720 
6 & above $3.990 $2,000 $6,390 
Commercial Ex-gratia Allowance 
Fixed contracts: 15 months rents (excluding rates) 
Monthly contracts: 





Resited Hawkers' Ex-gratia Allowance 
$3,000 per resited hawker 
Source: HKHA Annual Report, 1991，p.9 
V 
but it did not affect their decision to move. 
For commercial tenants and resited hawkers, they receive a certain amount 
of compensation and have the chance of tendering. However, they have to re-
establish their own businesses in other estates or areas. It may not be a easy task 
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for them because they have to pay higher rents and set up costs on their own. 
The administrative expenditure of PHRP is difficult to measure because 
PHRP is a part of public housing programme in Hong Kong run by the 
Government. Some staff in different sections of the Housing Department work 
hand in hand for PHRP. Local staff in the redeveloped estates also work for 
PHRP for a certain period of time. After the completion of evacuation, they are 
still the staff of the new estates on redeveloped sites. After examining the cost of 
PHRP, it starts to evaluate the benefit of PHRP. 
An obvious benefit of PHRP is the improvement of living environment for 
j j 
tenants. Increase of revenue from higher rents of rental estates and selling home 
ownership flats are also important. How the living environment can be improved 
has been discussed in the previous chapters. The emphasis on financial benefits 
will be discussed below. 
In financial term, older estates gained lower rents with smaller housing 
units and poor infrastructure. Rebuilding of new blocks on redeveloped sites with 
larger housing units and modern facilities, commands higher rents. Refer to 
Table 3.9, rents of older estates and new estates are different. The location of 
new estates is another factor affecting rents. In the metropolitan area, rents are 
much higher than in the new towns^\ In Tsuen Wan, the typical rent of Kwai 
Chung Estate is $16.36 per sq. m” compared to the average rent of new housing 
units in Tsuen Wan is $24.57 per sq. m. However, the average rent in the new ��� 
towns is $20.78 per sq. m. Comparing older flats and new flats in Tsuen Wan, rent 
"In this case, new towns refers to Tuen Mun, Yuen Long, Tai Po, 
Fanling/Sheung Shui and Tseung Kwan O. Tsuen Wan and Shatin are included 
in urban area under the classification of the Housing Authority. 
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... . 
increase in new estates is approximately half of the original rents in older estates. 
High maintenance and repairs costs form heavy financial burdens on older 
estates. They contribute to the overall estate working expenses and charges of 
Group B estates was over one-forth of $665.2 million in 1990-91. Income of 
•• : ..L 
Group B estates was only $414.2 million in the same financial year. A deficit of 
$251 million in running Group B estates was recorded (HKHA AnnuaL Report, 
1991, Appendix 8). Therefore, it is not cost-effective to run older estates with 
100 
lower rents. Building of new flats with higher rents is more cost-effective from the 
financial standpoint. 
Some home ownership flats are built on the redeveloped sites according 
to the forecast planning demand for these flats. Selling prices of home ownership 
flats follow market values. In the first quarter of 1991, the average market rent 
in Tsuen Wan was $78.44 per sq. m. It was four times higher than the rents in the 
rental public housing. The values of home ownership flats are set at 60 to 70 per 
cent of the market prices in the same district. Incomes derived from selling home 
ownership flats are high. Management and maintenance costs of home ownership 
flats are the business of the owners. Subsidies paid by the Housing Authority is 
minimum once the flats are sold. Under the existing arrangements, incomes from 
selling home ownership flats are used for building more home ownership flats and 
subsidizing other public housing programmes. 
I 
By and large, financial resource allocation of PHRP must be well-planned. 
Although a certain amount of money has been used for rebuilding older blocks, 
revenues obtained after the completion of the redevelopment programmes are 
vital. From the viewpoint of a cost-benefit analysis, PHRP is efficient and 
effective. 
Manpower Resources 
In order to handle all issues and procedures related to public housing 
redevelopment programmes, the Housing Department set up a two-tier system in 
this respect. At the central level, there is the Redevelopment Section dealing with 
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overall management. At the local level, a group of working teams are responsible 
for execution. 
The Redevelopment Section in the headquarters of the Housing 
Department coordinates all matters concerning redevelopment affected tenants 
and communicates with involved parties in the Planning Section, the Building and 
Construction Section, the Allocation Section, the Finance Section and so on. The 
Redevelopment Section belongs to the Estate Management Policy Division of the 
Housing Department. Its major duty is to control overall coordination and 
deployment of PHRP. It is also responsible for registering authorized tenants and 
allocating available flats to affected tenants. 
At the local level, several teams of staff, who are responsible for 
redevelopment programmes, are sent by the Redevelopment Section two months 
before the notification of redevelopment. A team is headed by an Assistant 
Housing Manager and is composed of several Housing Officers. The size of the 
teams depends upon the scale of redevelopment programme and the level of 
difficulty. 
... • 
The teams work side by side with local estate offices. They have direct 
connection with the affected tenants in order to understand their needs and 
explain all details relating to redevelopment programmes to them. They also have 
to prepare records, documents and all preceding procedures before evacuation. 
The teams not only have to report to the Estate Housing Managers of 
redeveloped estates, but also have regular contacts with the central 
Redevelopment Section frequently. ‘ • 
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Redevelopment programmes in older estates are grouped under a regional 
basis. In each region, all redevelopment programmes are supervised by the 
Regional Redevelopment Housing Managers. They know the particulars of 
different redeveloped estates and reception places in the same region. They are 
capable of rearranging available resources in the same region to achieve the aim 
of PHRP of "reprovisioning affected tenants in the same region". 
Due to the efficient utilization of human resources, a team shifts from one 
project to another after the completion of evacuation. They serve one estate for 
around two years. In case of emergency, extra staff are transferred from other 
sources. The progress of PHRP is thus affected by the sufficiency of manpower 
in the working teams. 
The Redevelopment Section is not a wholly independent body. The 
working teams are responsible for preparation before evacuation following the 
guidance of the Redevelopment Section. Thus, they work in the front-line. 
However, the Redevelopment Section needs the support of other sections in the 
Housing Department. In each section, several staff are assigned to carry out 
redevelopment programmes. 
For instance, in the Planning Section, a few Planning Officers work for the 
redevelopment programmes. Their work starts two years before the notification 
of redevelopment programmes. Demolition and construction tasks are 
subcontracted to the private construction companies. This after-service duty lasts 
for at least one and a half years. The Housing Department is responsible for 
monitoring the progress, standard and finance of the redevelopment programmes. 
One entire phase of redevelopment programme starts from drafting Planning 
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Brief to completing construction lasts for at least five years. Within this period, 
a large amount of manpower is involved from different sections of the Housing 
Department. Cooperation among various sections on PHRP is required. 
Manpower resources needed in policy making by the Operation and Management 
Committee and other committee in the Housing Authority is immeasurable. 
In short, the present practice is more cost-effective in allocating manpower 
resources in the Housing Department. If a Redevelopment Section is composed 
of different disciplines, i.e. planning, construction, finance, landscape, civil 
engineering and allocation sub-divisions, more manpower must be recruited from 
other sections of the Housing Department. Once the work load of the 
Redevelopment Section is lowered, waste of manpower will occur. As a result, it 
is not flexible enough according to the modern administration strategy. Under the 
existing arrangements, once the redevelopment programmes are slowed down or 
other projects are in emergency, free manpower in different sections who work 
" v ‘ 
for redevelopment programmes can be allocated to other projects. Simultaneously, 
i ； 
when PHRP needs more manpower to speed it up, injection of manpower 
resources in various sections on PHRP is simpler and speedier. Manpower 
redistribution within a section is much easier than across sections. Flexibility in 
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All in all, resource allocation in the housing system of Hong Kong needs 
to be more flexible and efficient. Land resources needed for PHRP are great in 
‘order to speed up its progress. At the same time, PHRP affords the opportunities 
to gain more valuable land in the metropolitan area for building new housing. 
This will benefit housing development in the future. Especially, the demand for 
urban housing is great, both rental housing and home ownership housing which 
will be built on the redeveloped sites can be offered to the citizens. Financial 
resources are allocated adequately under the present arrangement. In the long 
run, it is cost and benefit effective to carry out PHRP because new housing 
require lower maintenance and repairs costs, and give higher rents than old 
housing. Allocation of manpower resources is much flexible under the present 
arrangements. The progress of PHRP is greatly dependent upon the availability 
f 
of land resources and new housing units inside the redeveloped regions because 
the programme promises to rehouse the affected tenants within, the same region. 
It is also the wish of affected tenants to stay in the same area. 
-、： _ ’ 
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THE SPATIAL OUTCOMES OF PHRP 
This chapter attempts to study the spatial consequences of PHRP in 
metropolitan Hong Kong. Firstly, it reviews the change in occupancy pattern on 
redeveloped sites. Secondly, land use change on the redeveloped sites as well as 
its relationship with the surrounding areas will be discussed. Lastly, it will focus 
on the relocation pattern of redevelopment affected tenants, with special 
consideration to how the population distribution in Hong Kong may be affected. 
Change in Occupancy Pattern 
With respect to the planning objective of mixing housing types, some 
redeveloped sites are planned for. building both rental public and home ownership 
housing units. Obviously, after the completion of PHRP, some HOS estates will 
be built on certain areas of some redeveloped sites. The occupancy of the flats 
will be changed from tenancies to ownerships in the newly built HOS estates. 
Privatization of public housing is partly achieved through the 
implementation of HOS (Chiu, 1988). Sale of public housing to eligible applicants 
raises the level of housing ownership in Hong Kong. HOS is mainly for the 
middle-lower income households whose earnings are above the eligibility limits 
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Figure 4.1 ： Target Rental and Home Ownership Flats Production (1991-2001) 
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Source� HKHA Annual Report, 1991. 
limits for rental public housing but insufficient to purchase private flats. These 
households can apply HOS by using "White Forms". In addition, public housing 
sitting tenants who can afford to purchase HOS flats can use "Green Forms" for 
application. Thus, HOS offers home purchase subsidies for middle-lower income 
households and for the better-off sitting tenants in rental public housing. Since the 
scheme has been implemented in 1976，a total of 141,000 HOS flats have been 
sold in 1991 (HKHA Annual Report, 1991). It states in LTHS that more HOS 
housing units are needed in the future. The proportion of HOS flats in total 
housing production is increasing (Figure 4.1). By 2000/01, 54 per cent of the total 
target production will be on Sale/Home ownership sector. The search for suitable 
sites for building more HOS flats is urgent. 
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As mentioned in Chapter One, redeveloped estates occupy valuable land 
in the metropolitan area. The demand for urban housing is still great since the 
development in the urban centre is booming. Many people are willing to pay 
higher rents for urban housing instead of living in the new towns. Many young 
couples want to own their flats which are located close to their places of work. 
From past experience, HOS flats of larger size in the urban area are the first kind 
i 
of flats to be sold out.^ Redeveloped sites in the urban areas thus provide land 
to construct HOS flats to satisfy social demand. 
In the case of Tsuen Wan, some areas have been reserved for HOS 
construction in Tai Wo Hau, Shek Lei and Kwai King redeveloped estates. The 
number of flats to be built and people to be housed on the redeveloped estates 
are shown in Table 4.1. A total of 3,570 HOS flats will be provided after the 
completion of the redevelopment programmes and 11,513 people will be 
accommodated in home purchase flats in Tsuen Wan new redeveloped estates. 
For Kwai Hing and Shek Lei Estates, the ratio of rental housing to HOS housing 
will be about three to two. 
In the earliest redeveloped estate of Tsuen Wan region, i.e. Tai Wo Hau 
Estate, only 700 HOS flats will be built. This number of HOS flats is 
approximately one^tenth of the rental public flats. Construction of HOS flats will 
be completed under Phase Five of the redevelopment scheme in June 1993. 
According to the Draft Planning Brief of Tai Wo Hau Estate Redevelopment 
Scheme, provision of HOS flats has not been planned in the early 1980s 
(HKHA, 1984). The change of building HOS flats instead of rental public flats 
^Interview result of the representatives of the Housing Department in 1991. 
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Table 4.1 ： Planned Flats and Population in Tsuen Wan Redeveloped Estates 
Estate Rental Designed HOS Designed Total Total 
flats population flats population flats population 
Kwai 2,724 9,533 0 0 2,724 9,533 
Chung 
Kwai 5,033 19,392 0 0 5,033 19,392 
Fong 
Kwai 1,528 5,202 1,120 3,629 2,648 8,831 
Hing 
^ Kwai 3,504 13,467 0 0 3,504 13,467 
Shing(E) 
Shek 2,692 10,146 1,750 5,460 4,442 15,606 
Lei* 
Tai Wo 7,013 31,078 700 2,424 7,713 33,502 
Hau 
Total 22,494 88,818 3,570 11,513 26,064 100,331 
*Tentative proposal only � 
Source: HKHA unpublished data, 1991. 
was mainly due to the enormous increase in demand for HOS flats in the 
territory, especially in the urban areas, recently. Higher revenues gained in selling 
HOS flats can contribute to the budget of the Housing Authority, which may be 
one of the reasons of the change. 
About one-third of the population, i.e. 5,460 residents, in Shek Lei Estate 
will live in HOS flats and the rest or 10,146 people will be accommodated in 
rental public housing units. In Kwai Hing estates, the number of residents who 
will live in HOS housing will be nearly two-thirds those in rental public housing 
when the whole redevelopment scheme will have been completed. Some 3,629 
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residents will live in 1,120 HOS flats and 5,202 tenants will live in 1,528 rental 
public flats on the redeveloped site. Under present planning, no HOS will be 
carried out in Kwai Fong, Kwai Chung and Kwai Shing East Estates. All of the 
housing units built after redevelopment will be rented to the tenants by contracts. 
The change in occupancy reflects the change in socio-economic status of 
the residents on the redeveloped sites. The income limits of HOS applicants are 
much higher than those of rental public housing waiting list applicants. The 
maximum household income limit of HOS applicants from private sector i.e., 
White Form Applicants, was $14,000 in 1991. However, for the rental public 
housing tenants or prospective public housing tenants, i.e., Green Form 
Applicants, there is no income limit Income limits of Waiting list applicants for 
rental public housing are set according to family size (Table 4.2). For a four-
member family, the income limit was $7,900 in 1991. Rents of the new rental flat 
is about one-seventh of its monthly income. Therefore, the economic conditions 
of the HOS owners are much better than the rental public housing tenants. 
Since the redevelopment affected tenants have priority in buying HOS 
flats, those who have an interest to purchase home ownership flats can use Green 
Forms to apply. Their economic conditions may be even much better than the 
White Form Applicants. Under ERP in Tsuen Wan, 983 out of 5,902 families 
were rehoused to HOS flats. This is around 16 per cent of the total number of 
families rehoused. This demonstrates a significant proportion of affected tenants 
under PHRP is purchasing HOS flats. As HOS blocks are built on redeveloped 
sites, more redevelopment affected tenants of the same estates or of the same 
^HKHA unpublished data, 1991. 
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Table 4.2 ： Income Limits of Waiting List Applicants for Rental Public 
Housing, Effective from April 1，1991 
Income Limits for Single Persons and Families 











Income Limits for Unrelated Elderly Persons 




Source: HKHA Annual Report, 1991，p. 162. 
region will consider to purchase their own flats since there is no limit on their 
. incomes and property ownerships. Furthermore, because the distribution of the 
redeveloped estates is clustered in some regions, e.g. Tsuen Wan and Kowloon 
Central, affected tenants may have an interest to buy HOS flats which are located 
in the places closer to their original homes. 
I l l 
There will have three positive effects from building HOS flats on 
redeveloped sites: (i) motivation of better-off tenants to purchase their own flats 
and surrender their original rental houses is higher; (ii) the Housing Authority can 
achieve its objective to reduce the housing subsidies to the better-off tenants 
because they choose to leave the rental public housing; and (iii) as more affected 
tenants move to the HOS flats, the demand of new rental housing on the 
redeveloped sites is reduced, and the Housing Authority can make use of 
redeveloped sites for building more HOS flats in order to meet the increasing 
demand from all allocation categories for urban home ownership housing. 
Although the building of HOS flats on redeveloped sites can benefit those 
affected tenants who urge for public home ownership housing, those affected 
tenants cannot afford for home purchasing may have less opportunity to be 
rehoused in the same rental estate. According to the principle of lowering 
population density in the redeveloped estates, smaller total amount of houses will 
be built after redeve lopment . If some of the dwelling units built on the 
redeveloped sites are for sale under HOS, fewer rental flats are available for 
reprovisioning purpose. Therefore, the Housing Authority should understand the 
real aspirations of the affected tenants in terms of what kinds of public housing 
they need. Then, it can plan for the proportion of HOS flats to rental flats in 
redeveloped estates. It is not wise to make the future housing planning solely 
based on the total demand of rental public and home ownership housing in the 
territory. 
PHRP in particular redeveloped estates should gain special consideration 




have been built in the later phase of redevelopment programmes. It ensures that 
adequate rental housing is provided for the affected tenants in the same estate, 
and feasibility of planning can be made in the later phase of redevelopment 
programmes. The Housing Authority, as an organization responsible for public 
housing planning, should make known the existing housing situation and then plan 
for the future housing provision according to the demand and supply, as well as 
the equity principle. 
All in all, more and more HOS flats will be built on redeveloped sites 
regarding the lack of adequate land for urban public housing and the increasing 
demand for urban housing. Change in occupancy pattern on redeveloped sites 
means a change in management of flats on the owners. Once the Housing 
Authority sells flats to the public, the owners have to bear all the management 
and repairs costs. The Housing Authority not only can derive income from selling 
flats, but also can lessen the burden of maintenance and repairs costs on rental 
public housing. 
Land Use Change 
One of the objectives of PHRP is to provide a better living environment 
for residents. In order to achieve this goal, planning for the redeveloped estates 
regarding population projection and current planning standard is necessary. As a 
result, the whole land use pattern of the redeveloped estates will have been 
changed. In this part, it first presents the major land use changes in the 
» ... , 
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redeveloped estates. Redevelopment programmes in Tai Wo Hau and Kwai Hing 
Estates will be applied for illustration. Then, it discusses how PHRP in Tsuen 
Wan contributes to urban development. 
Under PHRP, residential blocks are still the main components of the new 
redeveloped estates. However, HOS premises will be constructed on certain areas 
of the redeveloped sites. In addition, low-rise blocks in the former Mark I to III 
resettlement estates will be replaced by high-rise blocks with modern design. 
‘ According to the demographic structure in the district and its community 
requirement, a variety of new community facilities are designed, for instance, mini 
cinemas, indoor recreational centres and commercial centres. Nevertheless, some 
of the unnecessary facilities, such as hawker resited area, will be eliminated. In 
addition, some facilities, e.g. extra primary schools or kindergartens, which cannot 
be supported by the current population threshold in the new estate or the demand 
of those facilities has already been satisfied in the same district, will be excluded 
from the present planning of new redeveloped estate. 
One of the crucial land use changes in the new redeveloped estates is the 
increasing proportion of open space to the total area. According to the current 
planning standard, at least 6 hectares of local open space per 100,000 population 
must be planned (Planning Department, 1991a). Consequently, more open area 
should be designed in the new redeveloped estates. 
As the principal land use change in the redeveloped estates has been 
mentioned above, attention will be focused on the actual case study of Tsuen 
Wan. In the following section, Tai Wo Hau and Kwai Hing Estates are used 'for 
illustration because their redevelopment lay out plans have been drafted, and 
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these two estates have finished their evacuation work. As a result, they form good 
examples to show the land use changes in the redeveloped estates and the 
relationships of their housing planning with the overall planning of Tsuen Wan 
and metropolitan Hong Kong as a whole. 
r 
Tai Wo Hau Estate 
PHRP in Tsuen Wan has started in Tai Wo Hau Estate first since 1976. 
i::ay out plan of the estate has been changed several times as a result of the 
changes in population structure, policies and production targets of the Housing 
Authority, Hong Kong planning standards and guidelines, and other facilities in 
close proximity to the estate. 
Before the land use change of Tai Wo Hau Estate was planned, objectives 
( were set out, as those plans of other redeveloped estates, in order to establish a ] 
i working framework for redevelopment. The planning objectives may be 
summarized as follows: 
L to maximize the development potential of the site; 
2. to ensure the provision of an adequate range of community facilities; 
3. to provide adequate and safe access for residents and to minimize 
pedestrian/vehicular conflict; and 
4. to improve the overall environment of the estate (HKHA, 1984). 
In order to maximize land utilization and provide better living environment 
for the tenants, land use planning of Tai Wo Hau Estate is not an easy task. A 
lay out plan in Figure 4.2 shows the land use change in Tai Wo Hau Estate after 




its southwest, environmental pollution is a serious problem in the estate. Planning 
of Tai Wo Hau Estate should also take into account how to minimize pollution 
problem. 
There were nineteen Mark II blocks and one Mark VI block on 131,000 
sq. m. area in Tai Wo Hau Estate. After RRP will have completed in 1993, 
seventeen modern high-rise rental blocks, including three blocks of the latest 
Harmony Style, and two HOS blocks in Tai Wo Hau Estate in order to replace 
the seven-storey low-rise buildings. The rebuilding of Block 20, i.e., Mark IV 
blocks, will be carried out before 2001. In terms of block number, there is no 
difference between pre- and post-redevelopment. However, in terms of 
population, residents will have been reduced after redevelopment. In April 1， 
1969，it had reached its maximum authorized population of 50,080 in Tai Wo Hau 
Estate (Commissioner for Resettlement, 1969 Annual Departmental Report). 
, • ! V. 
Overcrowding problem was very serious at that time. Fortunately, it will diminish 
to 31,078 tenants in rental blocks and 2,424 people in HOS blocks, with a total 
of 33,502 planned population on the Tai Wo Hau redeveloped site.^ Although 
low-rise blocks have been replaced by high-rise blocks, population density is lower 
than before. It was 382 persons per thousand sq. km. at the end of 1960s 
(Commissioner for Resettlement, 1969 Annual Department Report). It will be 256 
persons per thousand sq. km. after the redevelopment programme is completed.'^ 
In March 1984，about 7.6 per cent of households have a living space of less 
than 2.23 sq. m. per person and 45.7 per cent of households have less than 3.24 
3HKHA unpublished data, April 1991. 
4op. cit. 














































































































































































sq. m. per person (HKHA, 1984).^  In 1990，living space per person has been 
improved since the redevelopment programme has been under way. Only 0.4 per 
cent and 3.3 per cent of households with an living space of less than 2.23 sq. m. 
and 3.24 sq. m. respectively (HKHA, 1991c). 
In order to reduce the pollution effect of nearby industrial area and road 
network, the orientation of blocks avoids major source of pollution. Due to the 
re-planning of Tai Wo Hau Estate, better arrangement of residential blocks, 
commercial area and recreational area is made. Before the implementation of the 
redevelopment programme, provision of open space in Tai Wo Hau Estate was 
very poor in terms of both quality and quantity. Old recreational facilities of very 
poor quality were concentrated around Block 6，7 and 20. After redevelopment, 
a large town square has been built in the centre of the estate with beautiful 
landscaping. It is surrounded by several blocks and is close to the commercial and 
market area. It enhances the commercial centre as the focal point of the estate 
and may be also for community activities and cultural events as well as a 
gathering place. In addition, many small parks and playgrounds are distributed 
widely in the estates. A total area of 23,000 sq. m. open space is planned in Tai 
Wo Hau Estate which provides more leisure area for the residents. 
Many modern facilities are offered in Tai Wo Hau Estate based on 
community need. For instance, a large multi-storey car park, with recreational 
area above its roof, can provide parking spaces for people and make use of the 
valuable roof top for recreational uses. An indoor recreation centre will be built 
5ln 1984，Phase 1 and 2 redevelopment programme had been completed which 
provided 8 new blocks in Tai Wo Hau Estate. However, 12 Mark I/II blocks still 
existed and had a serious overcrowding problem. 
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in order to provide more recreational opportunities to the residents. One of the 
two commercial centres, which is close to the town square, is situated at the lower 
few floors of the residential blocks, cooked food stalls are located at the platform. 
A new market has been built on the ground floor of the commercial centre to 
replace the stalls run by resited hawkers in the previous estate. All these facilities 
are located at the central part of the estate. Another commercial centre is 
planned to be built on the upper slope of the estate's south. It will mainly serve 
the tenants who live adjacent to Shek Tau Street. An estate community centre has 
... .. 
been established and run by a voluntary organization. It is situated at the eastern 
fringe ofTai Wo Hau Estate and provides services especially to the youth and the 
aged population of Tai Wo Hau Estate and the adjacent Kwai Chung Estate. All 
these newly planned community facilities are well arranged in Tai Wo Hau Estate 
and are convenient to the tenants. 
Planning of facilities in Tai Wo Hau Estate must take into account the 
existing facilities provided in the surrounding area. Since Tai Wo Hau Estate is 
located quite close to private residential area, several large commercial arcades 
with two mini-cinemas are situated close to its western part. Moreover, a large 
recreational park is located in the north and a large football field is situated to 
the east of it. They become the facilities shared by the residents of Tai Wo Hau 
Estate and other areas in the district. Having checked the demographic structure 
( 
and infrastructure of Tai Wo Hau Estate and Tsuen Wan as a whole, no primary 
or secondary school is built in the Tai Wo Hau Estate redeveloped site although 
there were 18 primary schools in the old Tai Wo Hau Estate. Two nurseries 
instead of three in the old Tai Wo Hau Estate are built so as to provide day-care 
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infant nursing services. In order to consider the trend of the aging population in 
Tai Wo Hau Estate, one sheltered housing centre for the elderly has been built. 
In addition, a social centre for the elderly is established to provide community 
services for the aged population in the estate. 
Besides, pedestrian routes are built in order to minimize 
pedestrian/vehicular conflict. A footbridge connecting the commercial centre in 
Tai Ha Street and the blocks on the hill top is a major pedestrian route across 
Tai Wo Hau Road. Furthermore, two of the major pedestrian routes intersect at 
the crossroad on the commercial centre and town square. 
Concerning external communication, tenants in Tai Wo Hau Estate rely 
heavily upon public transport for travel to outside areas. A Mass Transit Railway 
(MTR) station is located at the northern periphery of the estate, which can 
provide fast mass transportation means to other urban areas. Tai Wo Hau Road, 
which runs through the middle of the estate, is served by a number of bus routes, 
including franchised bus, franchised maxicab and public light bus services. 
However, the lack of terminus facilities results in over capacity problems at peak 
* •‘ 
periods in Tai Wo Hau Estate. This problem has not been solved under the 
redevelopment programme. 
In short, land use changes in Tai Wo Hau Estate is beneficial to local 
tenants to a certain extent. However, some of the designs in Tai Wo Hau Estate 
may not be appreciated by the tenants. For instance, the building of a fountain 
in the town square has been criticized by some tenants as a misarrangemehf of 
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land use, and the lack of terminus facilities is a major concern of the tenants. 
If tenants' opinions are considered in planning the redeveloped estate, a better 
living environment for local residents can be made. The redevelopment 
programme in Tai Wo Hau Estate also contributes to the housing provision in the 
public housing system. The building of two HOS blocks in Phase 5 of Tai Wo 
Hau Redevelopment Programme is an appropriate decision because it can 
provide more home ownership flats in the metropolitan area to satisfy the great 
i 
demand by different application categories, especially for the affected tenants 
under PHRP in Tsuen Wan. 
Kwai Hing Estate 
Kwai Hing Estate occupies an area of 30,000 sq. m. only. It has five blocks 
and thus is the smallest estate in Tsuen Wan. A lay out plan in Figure 4.3 
presented how Kwai Hing Estate has been changed after redevelopment. Four 27-
storey Linear Blocks, providing 765 and 716 rental public flats in Phase 1 and 2 
redevelopment programmes respectively, built on the site of the previous Block 
3，4 and 5 of 20-storey high and a primary school next to Block 3. 
HOS development comprising four 36-storey blocks will be established on 
the previous Block 1 and 2. It will provide nearly 1,120 flats in this Phase 3 
redevelopment programme. The location of HOS blocks is closer to the MTR 
station than the rental blocks. This implies that HOS blocks occupy a better 
location in terms of convenience. Thus the attractiveness of these HOS flats will 


























































































































































































































The new Kwai Hing Estate will totally accommodate 8,831 inhabitants, 
including 5,202 tenants and 3,629 residents in rental blocks and HOS blocks 
respectively.^ Therefore, the total population in newly redeveloped site of Kwai 
Hing Estate will be lowered from 12,634 residents in 1972 (HKHA, Annual 
Report 1973). 
About the residential blocks constructed, all new buildings are much higher 
than the previous blocks of about 20-storey high. Kwai Hing Estate redeveloped 
site will have totally seven residential buildings, compared with only five blocks 
on the previous site. In terms of population density, Kwai Hing Estate 
redeveloped site will have a lower population density than before. It had 421 
persons per sq. km. in 1973 (HKHA, Annual Report 1973). However, according 
to the planned population, its population density will be 264 persons per sq. km.^ 
This denotes a reduction of nearly one-third of its original population density. 
Regarding community facilities, building of a commercial centre with a new 
market on the ground floor and a car park has been partly completed on the site 
previously occupied by Block 2 and 5 and a part of the playground under present 
redevelopment programme. The previous poor market stalls and hourly paid 
parking spaces are thus replaced by modern facilities. These facilities will be 
shared by both rental blocks and HOS blocks residents. In terms of education 
facilities, one primary school has been demolished in Phase 3 redevelopment 
programme. This implies that primary school places in the Kwai Tsing District 
» • 





have been satisfied. 
With respect to transportation planning, a covered walkway system runs 
north to south through the heart of the new redeveloped estate. It will connect 
all the blocks to the commercial centre in the north and the Kwai Hing MTR 
Station in the south. In addition, a section of Hing Fong Road, which previously 
ran through the estate centre, has been closed. This makes it possible to achieve 
complete vehicular/pedestrian segregation. 
In formulating the estate lay out plan, the pollution problem has been 
taken into consideration. Residential blocks are placed away from noise pollution 
from Kwai Chung Road and the industrial buildings by orientating their faces 
perpendicular to these pollution sources. Some less noise sensitive elements, i.e., 
car parks and the commercial centre are located along the eastern boundary of 
Kwai Hing Estate to act as a noise screen for the internal open spaces. 
In Kwai Hing Estate, only basic facilities and amenities are provided due 
to its small size and comprehensive facilities are offered in the nearby area. For 
instance, an indoor recreational centre has been established in Hing Fong Road, 
which is only 400 metres away from Kwai Hing Estate. The present population 
of Kwai Hing Estate and nearby area cannot support another indoor recreational 
centre. 
In short, Kwai Hing Estate is a typical example of ERP in Tsuen Wan. 
Under a short period of preparation, planning of the Kwai Hing Estate 
Redevelopment Programme involves a consideration of its own development and 
the development of Tsuen Wan. It aims at providing a better living environment 





In conclusion, the Tai Wo Hau Estate Redevelopment Programme 
represents the earliest example in Tsuen Wan, and with a larger estate area for 
planning than the Kwai Hing Estate Redevelopment Programme. Planning of 
both redeveloped estates involves a complete re-arrangement of all land uses in 
order to consider the planning of the whole district and the particular 
characteristics of local estates. ‘ 
“ For the overall planning of Hong Kong, PHRP in Tsuen Wan plays an 
important role in optimizing land utilization. Although the redeveloped sites 
remain for residential uses, better planning within the estates makes it possible 
to lower its population density and provide better facilities and amenities for the 
residents. 
Tsuen Wan is a critical area for further urban development of Hong Kong. 
Due to the construction of a new airport at Chek Lap Kok on northern Lantau 
Island, Tsuen Wan will become a focal point of transportation. New residential, 
commercial and industrial development in Tsuen Wan depends on better 
comprehensive planning. Redevelopment of public housing in Tsuen Wan, in 
accordance with the redevelopment of private housing and industrial areas, helps 
to improve its living environment. This is one of the major objectives of the 
Metroplan (Planning Department, 1991b). 
For the future development of Tsuen Wan under the Metroplan selected 
strategy, 83 gross ha. of obsolete public housing will need to be redeveloped. 
However, only 26 gross ha. will be used for new public housing development in 
the region (Planning Department, 1991b). The supply of new public housing units 
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in Tsuen Wan will heavily rely on the redevelopment of older estates. As a result, 
better planning of PHRP in Tsuen Wan contributed to better arrangement of land 
uses in Tsuen Wan. 
Residential Mobility 
This section will examine the residential mobility of affected tenants in 
Tsuen Wan's public housing redevelopment programme, specifically the spatial 
impact of residential mobility under PHRP in Hong Kong. Both a macro analysis 
of residential mobility of affected tenants in Tsuen Wan region as a whole and 
a micro investigation on Tsuen Wan's redeveloped estates are examined in order 
to show the extent of population redistribution under PH RP in Hong Kong and 
to illustrate the characteristics of residential mobility under PHRP. Both the inter-
regional and intra-regional movements will be examined in this section. 
There were 13,960 families from five redeveloped e,states involved in Tsuen 
Wan's public housing redevelopment programme by the end of 1991, including 
13,717 families remaining in public housing system, other families (243 families) 
which have left the public housing system after redevelopment. Some tenants 
. received Singleton/Doubleton Allowances or accepted "Served Notice to Quit 
Unconditionally .. 9 and leave the public housing system. Those remaining in the 
public housing system involving 1,161 families moved to HOS flats and 12,556 
families moved to' rental public flats. In the present study, it examines the 
91t is a certificate made by the tenant to indicate that he surrenders his rental 
flat to the Housing Authority voluntarily. 
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residential mobility of affected tenants to rental public housing.^® 
According to Clark, residential mobility is "a relocation or a displacement 
that allows continued commuting to the same job under normal circumstances" 
(Clark, 1986，p.l2). Cavalli-Sforza (1962) and Roseman (1971) identified that a 
move is a partial displacement when it takes place to a nearby location. The 
movers still have interaction with their origins. Cavalli-Sforza and Roseman found 
that most of the moves associated with residential mobility are partial 
displacement moves. 
For the residential mobility under PHRP, most of the moves are partial 
displacement moves because most of the affected tenants do not have and/or 
have little change of their interaction with their old communities and of their 
original places of work. Over 80 per cent of affected tenants moved to the same 
region of Tsuen Wan. Statistics of residential mobility in Tsuen Wan's 
redeveloped estates has been summarized in Table 4.3. A detailed profile can be 
found in Appendix B. 
Inter-regional movement 
Generally, inter-regional movement in the Tsuen Wan�s case is not very 
significant. Only 1,810 families moved to other regions from Tsuen Wan, i.e., 
about 13 per cent of total affected tenants. In particular, some estates have a 
higher proportion of inter-regional movement than other estates. In Kwai Fong 
Estate Phase Three Redevelopment Programme, 125 out of 524 families retained 
(丨‘I 
lODue to data limitation, only rental public housing as the destinations of 








































































































































































































































































































































in rental housing had moved to other regions of metropolitan Hong Kong. That 
contributed to 31.33% of total families rehoused in rental housing. It may be 
affected by the spatial distribution of reception places available in that 
redevelopment period. Another alternative reception regions for Kwai Fong 
Estate Phase Three Redevelopment Programme were Kowloon West and Shatin. 
There were 70 and 30 families moved to Kowloon West and Shatin respectively. 
In addition, in Kwai Hing Estate Phase One and Two Redevelopment 
Programmes, 911 families moved to other regions of Hong Kong, 593 families 
moved to other estates in Tsuen Wan and no family moved within the same 
estate. The ratio of inter-regional movement to intra-regional movement was 
nearly three-to-two. This phenomenon could be explained by two reasons. First, 
no reception place was available in the same estate at that time. Second, more 
vacancies were accessible in Kowloon West and Shatin. Some 328 families moved 
to Kowloon West and 451 families were relocated to Shatin. 
Geographically, Kowloon West, Shatin, Tai Po, Yuen Long and Tsuen Mun 
and Tai Po are the neighbouring regions of Tsuen Wan. The spatial redistribution 
of tenants under PHRP in Tsuen Wan was uneven (Figure 4.4). Among all these 
regions, Shatin is the most attractive destination of the moves. About 855 families 
moved to Shatin. It is followed by Kowloon West which consists of 620 moves to 
it. The attraction of Shatin and Kowloon West will be explained below. The least 
attractive destinations are Sheung Shui and Yuen Long which involved 2 and 7 
moves respectively. Sheung Shui and Yuen Long are the least attractive 
destinations because they are far away from the urban areas. They are located 





































































































































































urban areas is not well developed. 
PHRP in Tsuen Wan does not contribute too much to population 
decentralization in Hong Kong. About 90 per cent of the moves were within the 
metropolitan area. Only 10 per cent of the affected tenants were willing to move 
to the non-metropolitan area (Table 4.3). 
Except the earliest new town of Tsuen Wan located in the metropolitan 
area, other new towns are located in the periphery of the territory. Theoretically 
speaking, new towns are the most prominent destinations for movers from the 
metropolitan area because they provide better infrastructure under comprehensive 
planning in order to build a more comfortable living environment. In the 1970s, 
new towns provided a major vehicle to facilitate population decentralization in 
Hong Kong (Bristow, 1989 and Phillips & Yeh，1987). Public housing is the 
dominant type of residential buildings in the new towns. In 1986，about 67 per 
cent of the total number of housing units built in new towns were public housing 
(Bristow, 1989，p.281). As a result, the "public housing-led new town development" 
was a new development in Hong Kong during the last decade (Wang & Yeh, 
1987). From previous experience, new tenants of public housing system were more 
willing to move to new towns than PHRP affected tenants did because the waiting 
period of prospective applicants for new town flats allocation is shorter than for 
urban houses allocation. As PHRP affected tenants have already lived in the 
metropolitan area, they can stay in the urban areas if they wish. 
Besides those PHRP affected tenants who wish to move to new towns, 
other PHRP affected tenants choose to be rehoused in the metropolitan area. 
Among all the new towns, the most attractive new town for Tsuen Wan affected 
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tenants is Shatin. Out of 949 affected families moved to new towns^\ 855 
families moved to Shatin New Town. They contributed to approximately 90 per 
cent of the total movers to new tov^ns. Many affected tenants chose to move to 
Shatin New Town instead of other new towns because of its better living 
environment under comprehensive planning. Residential areas in Shatin are 
separated from industrial zones. Transportation network is better developed with 
fast communication between Shatin and the rest of Hong Kong. For instance, 
there are three tunnels connected Shatin with Kowloon and Tsuen Wan. 
An underlying reason may explain why so few affected families moved to 
new towns under present study. Owing to the encouragement of the Housing 
Authority on population decentralization, those families who want to move to the 
recently developed new towns, e.g., Tseung Kwan O, Tai Po, Sheung Shui and 
Fanling, Tin Shui Wai, and the extended urban area, e.g., Tsing Yi Island, can 
！ 
have the priority to move before the evacuation notice. As a result, those left 
•a I 
behind may not consider the moves to new towns or the extended urban area at 
that moment, however, they may change their mind thereafter. From the past 
experience of new town development, public housing in remote new towns, 
especially those are lacking comprehensive transportation network, had high 
vacancy rate. 
In the late 1980s, the importance of new town development and urban 
renewal in Hong Kong's future town planning was a controversial issue. 
Publication of the Metroplan in 1991 infers that the metropolitan area will be the 
major development area in Hong Kong. Development of the Victoria Harbour 
uin this case, Tsuen Wan New Town is excluded. 
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and its surrounding areas will be the principal development strategy. One of the 
main targets of the Metroplan is that "the level of population in the Metro Area 
should not exceed 4.2 million" (Planning Department, 1991b). It allowed 10-20 per 
cent increase only. The Housing Authority takes up the role to redevelop obsolete 
estates in the Metroplan. Concentrated movement of Tsuen Wan affected tenants 
within the metropolitan area (90 per cent) did not favour population density 
reduction in the urban area as a whole. However, reducing population in the 
redeveloped estates contributed to lower population density of public housing 
estates in particular. 
The total number of families that moved to the metropolitan area was 
11,350. Besides the affected tenants moved to the same region of Tsuen Wan, 
.only .861 families moved to other parts of the metropolitan area. Among four 
metropolitan sub-regions besides Tsuen Wan, most of the affected tenants moved 
to Kowloon West (Figure 4.5). This may due to more available reception places 
in Kowloon West where PH RP had been completed in certain redeveloped 
estates, mainly Tai Hang Tung and Lei Cheng Uk Estates. 
By contrast, Hong Kong island is the least important destination for 
movers. Only 18 families moved to it because most of the rental public estates are 
situated in the south-western part of the island, which is very far away from Tsuen 
Wan. Hence, this is explained by the distance decay function. The farther the 
destination, the lesser the residential mobility. In addition, the opportunity for 
them to move to Hong Kong Island is small because allocation of reception places 
is on a regional basis. Most of the reception. places for Tsuen Wan affected 
tenants are provided from Tsuen Wan first, and then from the nearby regions. It 
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Figure 4.5 ： Percentage of Affected Tenants Moved to Four Sub-regions of 
Metropolitan Hong Kong. 
1 .： 
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Source: HKHA unpublished data, 1991. 
is the same case in Hong Kong Island. Most of the new redeveloped estates are 
reserved for the rehousing of Hong Kong Island affected tenants under PHRP 
first. As a result, fewer reception places are provided for other regions farther 
from it. 
In short, inter-regional movement of PHRP affected tenants in Tsuen Wan 
is not obvious. The most significant reception region outside metropolitan area 
is Shatin. Inter-regional movement in the metropolitan area is dominant by the 
moves to Kowloon West. Therefore, PHRP does not contribute too muCK to 
population decentralization in Hong Kong. 
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Tntra-regional movement 
After an examination of inter-regional residential mobility in Tsuen Wan 
under PHRP, the next subject for discussion is intra-regional movement. Tsuen 
Wan region can be sub-divided into three districts^^ namely Tsuen Wan district, 
Kwai Chung district and Tsing Yi Island district, where the latter two form one 
administrative district. With respect to intra-regional residential mobility in Tsuen 
Wan region, over 84 per cent of total movers involved the same redeveloped 
estate. Rehousing to the same estate is the desire of affected tenants. For the rest, 
affected tenants preferred to move to the Kwai Chung district which have all the 
r edeve l oped estates located on it (Figure 4.6). In addition, the Kwai Chung 
district provides better transport networks with the urban areas and other parts 
of the New Territories. As a result, approximately 66.02 per cent of movers chose 
to settle in the Kwai Chung district. 
The percentage of affected tenants moved to Tsing Yi Island was only 
about 22.69 per cent (Figure 4.6). Although Tsing Yi Island provides many new 
rental public flats, tenants consider it poor in transport links with outside. Tsing 
Yi Island depends heavily upon two bridges to make connection with the Tsuen 
Wan region. Frequent traffic jams due to the heavy transport around container 
terminal affect the communica t ion of Tsing Yi Island with other areas. 
Furthermore, chemical waste treatment plant and oil depots in the southern part 
of the island form another barrier to attract residents. Consequently, the 
attractiveness of Tsing Yi Island as a reception place is lower than the Kwai 
“ n x h i s d i v i s i o n is designed by the author in order to make a clear presentation 
of intra-regional movement. 
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Figure 4.6 ： Percentage of Affected Tenants Moved to Three Districts in 
Tsuen Wan 
22.b9% 
Source� HKHA unpublished data, 1991 • 
Chung district. 
Tsuen Wan district is the earliest developed area in the region. There are 
only four rental public housing estates built in Tsuen Wan district. Except Shek 
Wai Kok Estate was built in the 1980s, other three were built in the 1970s. The 
percentage of mover to it was only 11.3 percent (Figure 4.6). Except some earlier 
movers had been rehoused in Shek Wai Kwok Estate in the early 1980s, most of 
them were mainly rehoused through casual vacancies in these four estates. The 
proportion of reception places provided in the Tsuen Wan district is the lowest 
among three districts in the Tsuen Wan region because new rental units were only 
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built on Shek Wai Kok Estate. 
As mentioned before, affected tenants want to be rehoused to the same 
estate under PHRP. However, it is rather impossible in the first phase of 
redevelopment, except a "pump-priming" block has been built as reception 
building in the same estate. For instance, new blocks were built in Shek Lei (I) 
Estate and Kwai Shing (East) Estate supplementary sites in order to provide 
reception places for affected tenants in the same estates. 
於 For later redevelopment phases, rental residential blocks which have 
already been built on the redeveloped sites are mainly for the reception of 
affected tenants in the same estate. In Kwai Hing Estate, among 1,481 new rental 
flats built under its Phase One and Two Redevelopment Programme, about 600 
flats were occupied by the Phase Three Redevelopment Programme affected 
tenants of the same estate. It was about three-fourths of the affected tenants who 
moved to the same estate in Phase Three Redevelopment Programme. 
As there are no reception places in the same estate, affected tenants 
choose to move to the other estates in the same region. In the case of Tsuen 
Wan, the number of families moving to other estates in Tsuen Wan was nearly 
the same as the number of families moving to other regions of Hong Kong in 
general, i.e., 2,054 and 2,067 families respectively. In Tai Wo Hau Estate, Kwai 
Shing (East) Estate and Shek Lei (I) Estates redevelopment programme, the 
above argument that affected tenants tend to be rehoused to the same region is 
supported. More affected families in these estates moved to other estates in 




In summary, PHRP in the Tsuen Wan region indicates the scale of 
residential mobility of affected tenants is large, but the distances of moves are 
rather short. Affected tenants have limited choices of place for moving. They can 
only follow the suggestions of the Housing Authority. However, they have the 
priority to move to the newly developed new towns and the urban extended area 
without condition. As a result, the rehousing arrangement made by the Housing 
Authority is very important in population redistribution in Hong Kong. Based on 
most of the affected tenants' desires to remain in the same estate or in the same 
region, short moving distance between old and new houses is understandable. 
In conclusion, change in occupancy pattern and land use change of 
redeveloped estates reflects a progress of public housing development in Hong 
Kong. As HOS starts to take a significant weighting in PHRP, more home 
ownership in public housing can be achieved. Re-planning of redeveloped estates 
provides a better living environment to residents which contributes to urban 
development of Hong Kong. Residential mobility under PHRP can be classified 
as partial displacement. It does not contribute too much to population 




SUMMARY AND CONCLUSION 
Empirical analysis of PHRP in Hong Kong has been presented in the 
previous three chapters. This chapter attempts to summarize the major findings 
of present study, and then examines the challenge of public housing 
redevelopment in the future. At last, limitations of the present study and some 
directions of further research will be discussed. 
Summary of Major Findings 
The inception of RRP was in 1972. At that time, many affected tenants 
were opposite to move. Numerous difficulties had been faced by the Housing 
Authority. The major difficulties in implementing RRP were high rents which 
exceeded the affordability of most tenants, tenants' reluctance to move to other 
regions, too many small size households needed to be rehoused, and 
reprovisioning of the elderly population. After nearly twenty years progress, 
demolition of Mark I/II blocks was completed in 1991. 
ERP started due to the discovery of structural problem in rental public 
blocks in 1985. It was completed in 1989. It took four years to rehouse the 
affected tenants of 26 blocks. The major obstacle of ERP was that too many Small 
households required reprovisioning. 
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A long-term redevelopment programme was launched in 1987. This is the 
largest scale of public housing redevelopment in Hong Kong. The Long Term 
Housing Strategy (LTHS) plans the public housing redevelopment programme up 
to 2001. In this 15 years, approximately 500 public rental blocks will be 
demolished. Owing to the changing attitudes of many affected tenants, they accept 
to leave the sub-standard dwelling units. Major problem of reprovisioning is still 
the insufficient reception places for small size households and the rehousing of 
affected tenants to the same estate or the same region. 
In studying the resource allocation and spatial outcomes of PHRP, Tsuen 
Wan is applied as a case study. With scare land resources in metropolitan 
Hong Kong, rebuilding of obsolete low-rise blocks to modern high-rise buildings 
is worthwhile to make use of valuable land in metropolitan Hong Kong. In the 
(：. 1 ‘ 
public housing system, the supply of rental and HOS dwelling units cannot meet 
the enormous demand. On the one hand, PHRP affected tenants create a demand 
for new housing units. On the other hand, rebuilding of older blocks provides 
more new rental and HOS units for the public housing system. In the long run, 
all the affected tenants and the waiting list applicants will be accommodated in 
adequate housing under a systematic and feasible allocation system. According to 
the cost-benefit analysis, allocation of financial resources in the housing system 
is adequate in reconstructing public housing estates. High maintenance and 
repairs costs are the prevailing financial burden of the Housing Authority in 
running older estates. Even though a large sum of money is spent on demolition 
and construction of redeveloped estates, higher rents or income from selling HDS 
flats, lower maintenance and repairs costs as well as some intangible benefit of 
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the improving living environment are the major rewards of PHRP. Under the 
present arrangement, the allocation of manpower resources in implementing 
PHRP appears justified. 
The major spatial outcomes of PHRP in Hong Kong are change in 
i 
occupancy pattern, land use change and residential mobility. Parts of the sites 
occupied by rental blocks in the older estates change to HOS buildings in the new 
redeveloped estates. Management and maintenance responsibilities of the 
buildings shift to the owners of HOS flats. Residential land uses are maintained 
in new redeveloped estates. Only the arrangements of land uses in redeveloped 
estates are re-planned. Besides modern residential buildings, commercial centres, 
markets, car parks, recreational areas and landscape areas have been planned. As 
Tsuen Wan will be a focal point of transportation, residential, commercial and 
industrial development, PHRP contributes to provide more desirable public 
housing units to the needy. PHRP in Tsuen Wan does not contribute too much 
to population decentralization in Hong Kong. Inter-regional movement from 
Tsuen Wan redeveloped estates is only on a small scale. Most of the affected 
tenants want to stay in the original estates. It is applicable in the later phase of 
redevelopment programme in the same estate or when a supplementary site in the 
same estate provides reception places. Otherwise, affected tenants will be 
rehoused in the same region instead of the same estate. Intra-regional movement 
in Tsuen Wan is mainly concentrated in Kwai Chung district which is more 
convenient in transportation. Another reason is that many older estates are 
located in this district. The affected tenants have been rehoused to the same 
district. 
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In short, PHRP in Hong Kong has been implemented for twenty years. The 
largest merit of PHRP is that it has provided adequate housing for many sitting 
tenants who lived in sub-standard housing for a long time. However, in 
implementing the PHRP, reprovisioning policies have been criticized as 
inadequate to meet the tenants' need. For instance, the allowances provided for 
the affected tenants are too small in helping their removal. Inadequate 
communication between the Housing Authority and the tenants widens the gap 
in finding a better set of reprovisioning policies under the present situation. Some 
affected tenants do not understand the procedures of rehousing. In addition, 
PHRP is still lacking in comprehensive planning. PHRP can only achieve to 
provide more new housing units to the needy, unable to offer a satisfactory living 
environment with respect to social considerations. PHRP plays an important role 
in Hong Kong's public housing provision. With more public housing requiring to 
be redeveloped, the role of PHRP will continue to be played in the future with 
great challenge. 
Challenge of PHRP in the Future 
From the empirical analysis, PHRP has been shown to be beneficial in 
many ways. PHRP can really help to achieve the goal of adequate housing 
provision to its citizens under modern planning standards. What is new will 
become old, and PHRP can recycle public housing estates through up-to-date 
urban and environmental planning. The challenge faced by the Housing Authority 
is how to run PHRP more smoothly and efficiently. It depends on better planning 
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Kong. The challenge of PHRP in the future can be summarized into four 
"HOWs". They are, first, how to effect comprehensive planning; second, how to 
adopt the democrative wave in Hong Kong's changing political and social 
environment; third, how to decide a redevelopment scheme for home ownership 
flats in public housing system; and fourth, how to prolong estates�life span. 
Comprehensive Planning 
坎 As mentioned at the beginning of Chapter One, the goal set by the 
Government in handling public housing issue is to provide "adequate housing" to 
the residents. However, the housing needs of residents in Hong Kong may not 
been actually considered. For instance, three main concerns of the affected 
tenants under PHRP are quantity, quality and pricing. First, in the 
implementation of PHRP, a sufficient supply of reception places is the main 
facilitator to the programme. Second, the affected tenants really want to be 
rehoused in a better living environment in terms of structural safety, comfort and 
adequate supply of community facilities. The last but not least concern is a 
reasonable pricing of flats. It is always justified based on the affordability of the 
users. Indeed, the supply and demand sides of public housing should be 
understood in order to make a comprehensive plan for PHRP. 
In deciding a comprehensive plan of PHRP, some considerations should 
be taken into account. The major one, neglected in present planning, is social 
considerations. 
In deciding what is a desirable residential environment, the level' of 
services and facilities provided and whether these are accessible to the users and 
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offered in a form that will satisfy the needs of residents should be taken into 
account (Wong, 1983，p.240). Hong Kong town planning has been criticized as 
disregarding of social considerations. Chan (1984) had argued that 
"Town planning has traditionally been concerned with such physical 
aspects as patterns of land-use, communication, provision and 
distribution of facilities, and aesthetic qualities of architectural 
design. Often neglected .... is the social well-being of the community 
and its residents (Chan, 1984，p.44)." 
Housing planning made by the Housing Authority follows the guidelines 
and standards produced by the Town Planning Department, so no special 
consideration on social planning has been made. The affected tenants were under 
social stress and resided in a poor living environment when they lived in the 
obsolete estates. They need more care on social aspects instead of simply larger 
living space or an improved of physical environment. Community facilities 
planned for the redeveloped estates follow the Hong Kong Planning Standards 
and Guidelines which are based on population size and demographic structure, 
and the regional planning of the area. Special needs of a particular redeveloped 
estate may not be taken into account. Tenants' expectations of future living 
environment in new redeveloped estate have not been appraised. 
Under the present arrangement of rehousing in PHRP, most of the tenants 
of redeveloped estate are rehoused within the same estate. They form a majority 
cr 
of sitting tenants in a new redeveloped estate. They know better of their 
community. Sometimes, some community facilities have been under-used because 
they are not needed by the tenants. A survey of the social needs in redeveloped 
estates should be carried out to collect information for planning purposes.' It is 
also necessary to study the post-redevelopment situation of redeveloped estates. 
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In a survey report of PHRP in Kwai Tsing District (Lau & Suen, 1989), it 
suggested that the Housing Authority should take the initiative to collect views 
of those tenants who had moved into the redeveloped blocks. It helped to remedy 
any problem that the tenants encountered while living in the same estate. The 
Housing Authority will also gain experience for future planning of redeveloped 
estates from such survey results. 
Besides social considerations, comprehensive planning should be based on 
the present and projected demographic structure, moving pattern and change of 
living standards of the tenants in redeveloped estates. These kinds of information 
are valuable to estimate the demand for different types of public housing in 
various areas under PHRP. Furthermore, future housing provision in the public 
housing system contributes to the future planning of PHRP. 
Accurate forecasting is far from easy, therefore frequent evaluation of 
present plan is crucial. It is important to assess the housing stock in the public 
housing system. To study the available resources for implementing PHRP 
regularly is essential to make planning readjustment when necessary. It is also 
vital to make regular reviews of Removal Allowances and affordability of the 
affected tenants for new rents. As a result, it can make PHRP more realistic and 
-1 ,. 
effective. 
LTHS promulgated in 1987 was designed Hong Kong's public housing 
redevelopment up to 2001. A longer and more comprehensive planning is needed 
to guide future public housing development. With the satisfactory progress of 
CRP under LTHS in the last five years, the Housing Authority is now planning 
to extend the programme by ten years to the year 2011 (HKHA Annual report, 
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1991，P.18). This enables the better PHRP planning in Hong Kong. 
In conclusion, comprehensive planning of PHRP does not only concern the 
number of dwelling units produced, the standard of accommodation provided or 
the lay out of the estates, but also focuses upon how to develop a well-balanced 
community through social planning. 
Rise of Democracy Awareness in Hong Kong 
Due to the 1997 issue, local citizens have become more aware about the 
importance of democracy in Hong Kong. The democratic wave has spread to all 
social concerns, including public housing. When the Housing Authority develops 
housing policies, public opinions must be taken into account. 
According to the usual practice in Hong Kong, unofficial members 
represent public interests in discussing housing policy and strategy in the 
Legislative Council, the Urban Council, the Regional Council, the District Boards 
and the Housing Authority. They form the major channels for the public to 
express their opinions. However, this arrangement may not be the only way of 
public participation. 
The voice of democratic movement in Hong Kong has become louder since 
i _ , 
the 1980s. After the signing of the Sino-British Joint Declaration in 1984，Hong 
Kong will be definitely returned to China in July 1997. The Tiananmen Square 
massacre of June 1989 made Hong Kong people become more alert to the value 
of democracy. Especially after the Legislative Council Direct Election in 1991, the 
speed of democracy becomes faster. A group of elected Legislative Councillors 
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claim that they represent democratic interests. They fight for the interests of the 
general public on all issues, including housing matters. 
Besides, some voluntary organizations and ad hoc housing concern 
committees organize affected tenants under PHRP to fight for their rights in 
reprovisioning. They held forums, visits and discussion groups in the redeveloped 
estates in order to stimulate tenants' interests concerning PHRP. In the past, they 
have petitioned the Housing Authority and have held meetings with the 
representatives of the Housing Authority to express their opinions on 
redevelopment issue. With an increasing social awareness among tenants and 
activities organized by pressure groups, sitting tenants wish to have a greater 
involvement in supervising PHRP. 
What is the feedback of the Housing Authority under the democrative 
atmosphere? It has opted for open consultation before formulation of its housing 
policy since 1983，e.g. the allocation policy and the housing subsidy policy. The 
first annual open meeting of the Housing Authority was held in April 1991. The 
Housing Authority has become more open than before. Public participation in all 
housing issues is encouraged under an open government. The challenge faced by 
the Housing Authority is how to develop more channels for public participation 
and how to decide the weighting of the public opinions in policy making. The 
Housing Authority should bear in mind that with more sitting tenants� 
involvement in PHRP, reprovisioning policies may need to be more tailored for 
affected tenants. As a result, more sitting tenants will welcome or at least have 
less opposition towards PHRP. ‘ ' 
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Home Ownerships of Public Housing 
Under the present arrangement, home ownership flats have a higher 
proportion in public housing system. Change of ownership in public housing from 
tenancies to ownerships means change of redevelopment responsibility. 
Redevelopment of the home ownership flats will be the business of owners as the 
buildings become obsolete. At that time, who will be the responsible body to carry 
out the redevelopment programme is a problem. Will it be the responsibility of 
the Housing Authority? Will an organization like the Land Development 
Corporation take upon the task? 
Home ownership of public housing is a general trend in Hong Kong in the 
1990s. More and more ownership flats will be in demand. Besides the HOS flats 
sold to the middle-lower income households, a new scheme called "Sale Flats to 
Sitting Tenants Scheme" (SFSTS) and the proposed scheme of selling flats to 
sandwich class will increase the proportion of home ownership. 
Under SFSTS, existing rental public housing of five to ten years old will 
be sold to sitting tenants. At the initial stage, the scheme failed in 1991 due to a 
low acceptance rate. The selling prices of rental flats were considered too high. 
After the evaluation of the lessons from first sale, the consultation of an amended 
scheme will be carried out in the mid-1992. In the revision of the scheme, four to 
six years old blocks of the New Linear, Trident II and Trident III designs, which 
are multiple-room flats with high standard of modern facilities, are chosen for 
sale. It is also assumed that after five years in rental public housing, many tenants 
may have improved their level of income to the point that they could afford to 
purchase the flats. The selling prices of rental flats are lower than before. Its 
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calculation is based on the principle that the prices should recover the 
depreciated construction cost of the flats. This would include construction cost 
plus overheads incurred by the Housing Authority depreciated by 2.5 per cent per 
annum. The prices would be adjusted according to location. With a revision of 
core issues of the scheme, the scheme is expected to succeed. After the flats have 
been sold to the owners, the Housing Authority will take up the responsibility of 
maintaining and managing for two years. After two years, private management 
companies will replace the Housing Authority in managing those blocks. 
Another proposed scheme to solve the housing problem of sandwich 
households whose income levels are between $18,000 and $40,000 monthly is 
under consideration. A similar scheme had been implemented in 1983，but with 
very unsatisfactory results. At that time, the Melody Garden in Tuen Mun was 
sold to those households with monthly incomes twice of the maximum income 
limits of the waiting list applicants. Due to the long distance from the urban areas 
•. ； i 
and poor transportation network with outside areas at that time, very few 
； 
applications were collected. Later, the Melody Garden was sold under normal 
HOS.i With the changing social environment in the last decade and the rapid rise 
of flats prices in the private market, a better structural quality and larger flats 
may be welcomed by the sandwich households under subsidized prices. The 
proposed scheme is under investigation by the Housing Authority. The demand 
of the real situation, availability and feasibility in the public housing system are 
the main concerns. If the scheme is really implemented, more home ownership 
flats will be available in the public housing system. Once the buildings become 




obsolete, the responsibility of redevelopment will be a problem. 
Therefore, it is necessary to find out a resonable method of carrying out 
redevelopment of the home ownership flats in the public housing system. The 
Housing Authority is considered as the most efficient body to carry out urban 
redevelopment in Hong Kong (Lo & Ma，1986 & Crosby, 1986). It has been given 
the power to demolish and rebuild public housing on a large scale. The Housing 
Authority has the advantage of planning and co-ordinating the entire project over 
private redevelopment agencies. Although all these are home ownership flats, they 
are still a component of the public housing system. The Housing Authority may 
be expected to decide on future redevelopment of these dwelling units. However, 
the financial problem in carrying out large scale redevelopment programme 
should be considered. The Housing Authority should become self-financing in 
1993. It sells rental flats under proposed scheme and HOS flats in order to obtain 
revenues for building more public housing. With large compensations required in 
all private redevelopment programmes, whether the Housing Authority will have 
enough finance to carry out that kind of redevelopment programme is 
questionable. 
If the quasi-government corporation like the Land Development 
Corporation is involved in a redevelopment programme, the problem of land 
- j , 
acquisition should be carefully handled. Under present practice, the Land 
Development Corporation faces many difficulties in land acquisition and 
compensation. Another approach is land readjustment^, which emphasis the 
k * 
^Land readjustment is "a technique by which public facilities in a certain area 
such as roads, parks and sewerage that are necessary for life, are created and/or 
improved, and individual sites are made easier to use and their site utility is 
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owners�participation i  improving the urban environment. The land owners are 
compelled to sacrifice some of their properties, and can reap the capital gain as 
a result of comprehensive redevelopment in return. This sort of urban 
redevelopment approach has been implemented in Japan with great success 
(Masser, 1987). The possibility of utilizing this approach in Hong Kong may be 
affected by the willingness of owners to participate in the scheme and technical 
problems, such as a method to distribute financial returns after redevelopment. 
In short, the earliest group of HOS buildings has been built for nearly 
fifteen years. Nobody knows when they will become obsolete. In addition, with 
more and more home ownership public housing in Hong Kong, an approach to 
handle that kind of redevelopment programme should be considered as soon as 
possible. 
Prolong Estates' Life Span 
For Mark I/II blocks, the average life span was about 20 years. However, 
the FGLCH buildings which were proved structurally problematic under ERP can 
stand for approximately 15 years only. A longer life span of public housing with 
safety structure and adequate quality should be reinforced. In order to maintain 
a longer life span of public housing blocks, careful structural control on building 
estates is very important. The ultimate advantage of better financial resource and 
housing units allocation in the public housing system can be achieved. 
Poor construction of public housing has been criticized for a long time: The 
increased by dividing them into more regular shapes" (Massef, 1987，p.205). 
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most obvious example is the 26 structurally substandard blocks discovered in 1986. 
However, this kind of constructural problem has not been solved in the 1990s. At 
the beginning of 1992, the construction problem of new estates of one year old 
became manifest again. The explanation given by Mr. Messling, the Deputy 
Director of Construction Branch of the Housing Authority, was that the Housing 
Authority placed too much emphasis on the maintenance and repairs of rental 
blocks between ten to fifteen years old in the past few years. It neglected the 
construction of recently built blocks.^ This issue reflects the poor ability the 
Housing Authority to maintain quality of its construction. Lack of quality control 
and comprehensive planning will shorten the life span of buildings. 
In the future, the Housing Authority claims that they will apply a remedial 
programme called "CARE" in construction supervision. In this "CARE" 
programme, "C" means "check", "A" means "appraisal", "R" means "repairs" and "E" 
means "examination". This programme will be used in evaluating the construction 
standard of all public housing. From this lesson, inspection and monitoring 
measures on the construction of buildings must be reinforced. In addition, regular 
maintenance and repairs are very important in protecting the quality of 
construction of buildings. 
Besides the quality of construction, change of people's aspirations and 
planning standards in Hong Kong will also accelerate the obsolence of the 
housing stock. People's expectations on the living environment rise as their 
incomes increase. This will be influenced by the speed of economic growth of 
^Interview result presented by the News Report of the Television Broadcast 
on March 7, 1992. 
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Hong Kong. Once people have better economic conditions, they demand higher 
living quality although they need to pay higher rents. The current dwelling blocks 
will become obsolete and no longer satisfy their needs. As a consequence, new 
residential buildings with improved design will replace the obsolete blocks. In this 
respect, long term and flexible planning of community facilities are appreciated 
in re-building redeveloped estates. The Housing Authority should therefore be 
long-sighted in estate design. 
In short, the life span of buildings is affected by many external factors as 
stated above. Some of the public housing estates have just begun their second life 
cycles through PHRP. No one can predict when will be the inception of third 
cycle, fourth cycle and so on. Redevelopment of public housing estates is 
unavoidable in such a rapidly changing city like Hong Kong. However, if it can 
prolong the estates' life span with structural safety and adequate community 
planning, redevelopment of estates can be postponed. Financial resources and 
housing units necessary for reprovisioning can be allocated to other public housing 
programmes. Therefore, the Housing Authority should take up the challenge to 
lengthen the life span of public housing. 
In a nutshell, the Housing Authority has taken a significant role in 
promoting PHRP in Hong Kong. In order to make a better implementation of 
PHRP, long-term comprehensive planning, encouragement of public participation, 
redevelopment programme of home ownership flats in public housing system and 
lengthening of estates' life span are the main considerations in future PHRP. 
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Limitations of Present Study & 
Direction of Further Studies 
Limitations on data availability in the present study has been a drawback. 
The main problem in data analysis is in examining the financial resource 
allocation and residential mobility of affected tenants under PHRP. Firstly, the 
accessible financial statement of PHRP is restricted, therefore a complete balance 
sheet of the budget cannot be made. Secondly, data related to the moving pattern 
in Tsuen Wan Redevelopment Programme are limited. Moving records of Tai Wo 
A-' 
Hau Phase One Redevelopment Programme are missing. In addition, only 
destinations of precise moving pattern to public rental housing could be obtained. 
The destinations in HOS estates were omitted. A complete picture of population 
redistribution under PHRP in different kinds of public housing could not be 
drawn. 
Public housing redevelopment is an important strategy in restructuring 
urban Hong Kong and maintaining Hong Kong's prosperity and stability. The 
present study attempts to examine PHRP's spatial impact on metropolitan Hong 
Kong which is only one dimension of the programme. Many aspects could be 
investigated in evaluating PHRP in Hong Kong. 
Firstly, inequity is a controversial issue in housing policies. PHRP involves 
the movement of sitting tenants who have vested interests in public housing. In 
terms of financial and housing units allocation, affected tenants are in a 
favourable position. They have obtain better treatment than newcomers. For 
instance, they have a certain extent of freedom to choose reception places and 
have priority in purchasing HOS flats and obtaining loans through HPLS. 
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However, they have to give up their neighbourhood relationships and leave their 
familiar environment. Besides, public housing subsidy is also a problem of 
inequity in our society. Under the present practice of PHRP, is it fair enough 
among all people in Hong Kong? The issue of social justice in urban revitalization 
in USA has been studied by Holcomb and Beauregard (1981). They suggested 
that various interests of different parties in urban revitalization must be 
considered. In the case of PHRP in Hong Kong, the inequity problem in the 
public housing system is worth of further study. 
Secondly, another related topic to the inequity problem is the social impact 
of PHRP. To what extent does people's way of life affected by PHRP? What is 
the impact of PHRP on people's sense of community belonging? Tenants�roles 
in the changing social environment under PHRP is an interesting research topic. 
Lastly, comparative research is significant in gaining experience from 
comparing different countries. Some lessons from other countries can be obtained 
through comparative studies. Comparison of public housing in Hong Kong and 
Singapore was a familiar topic in the past. Both cities have many similarities in 
background, but they have different public housing programmes in practice and 
have different implications. Public housing redevelopment has been implemented 
in both countries for a long time. However, not enough comparative research has 
been done in this aspect. In this regard, the nature, implementation, 
reprovisioning policies, and results of public housing redevelopment in both cities 
can be analyzed. -
、* 
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In conclusion, the significance of PHRP in Hong Kong is restructuring the 
city and provides an improved living environment to the residents in public 
housing. All public housing programmes, including PHRP, should maintain Hong 
Kong's prosperity and stability. In a rapidly developing city like Hong Kong, the 
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